


November 19, 2009

2009 Leadership Program: Activating Downtown’s Open Spaces

Dear Reader:

On behalf of the Downtown Denver Partnership and the residents, workers, visitors and students that make up 
our Downtown community, thank you for taking the ti me to review this important document. 

Each year, a group of dynamic individuals is chosen by the Downtown Denver Partnership to explore 
opportuniti es and challenges impacti ng Denver’s Downtown. This year, the Downtown Denver Partnership 
Leadership Program class was tasked with proposing methods to acti vate Downtown’s Open Spaces.

The report that follows includes a study of successful urban open spaces, and applies lessons learned from 
select projects to a conti nuum of typologies throughout Downtown Denver.  The acti vati on tools found 
throughout the report   will serve to sti mulate conversati on and catalyze stakeholder involvement in the 
development and revitalizati on of our Downtown community. 

Please share this report with your neighbors, friends and colleagues, and reach out to the resources and 
stakeholders described within the appendices, so that together we can acti vate the spaces between Downtown 
Denver’s beauti ful buildings, and conti nue elevati ng our mile-high status as a premier urban center in which to 
live, work and play.

Sincerely,

Jerry Glick
Chair, Downtown Denver Partnership
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I.    MAKING THE CASE - OPEN SPACE IN URBAN CENTERS
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Open spaces in the urban realm consist of all those spaces between buildings 
that people move through, relax in and use all day, every day.  Urban open space 
includes streets, plazas, squares, and traditi onal green parks. These spaces are 
the lifeblood of downtowns from social, psychological and economic perspecti ves.  
They att ract people, build community, defi ne and frame the relati onships between 
buildings, walkways and adjacent spaces, and contribute to the impression of a 
memorable place. 

es in the urban realm consist of all t

With the diversity of employers, housing opportuniti es and cultural acti viti es, 
downtowns are social, cultural and economic melti ng pots.  Urban open spaces 
allow the diverse populati on to engage with one another in a variety of ways; 
the spaces are pivotal to the well-being of a populati on because they  encourage 
interacti on, producti vity and revitalizati on.  

A city with a wealth in number and variety of open spaces fosters community.    
People are drawn to spaces for a variety of reasons; some prefer the bustling 
acti vity of a restaurant pati o, others fi nd quiet places to read or relax, while sti ll  
others visit a space to see a specifi c att racti on.  Whatever the acti vity is, people 
moving in a downtown space gravitate toward open spaces in an eff ort to escape 
the urban cluster and daily grind. Striving to deliver spaces which cater to all 
interests and desires promotes a feeling of being engaged in the downtown 
environment.

In additi on to providing emoti onal and social relief, the success of downtown 
business, development and enterprise is ti ed in many respects to the quality 
of its open spaces.  Att racti ve and comfortable outdoor environments encour-
age people to linger and spend more ti me outside, wandering past shops and 
restaurants.  A downtown with vibrant open spaces can expect more dollars both 
to come and stay there. 

diversity of employers housing opp
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 The following defi niti ons of various types of open space were used as a framework for both nati onal research and local recommendati ons:

Vision:  To create vibrant urban open spaces in order to att ract 
people to Downtown Denver.

Goal:  To create a framework of recommendati ons encompass-
ing design and accessibility, marketi ng and acti viti es, fi nancing 
and policy, and operati ons and management to encourage 
social and capital investment in urban open spaces.

The 2009 Downtown Denver Leadership Program (DDLP) class 
believes the recommendati ons of this study will provide tools 
and resources for the collaborati ve acti vati on of Downtown 
Denver’s open spaces.  The success of outdoor spaces is a 
product of deliberate and shared eff orts between the public 
and private sectors, and an engaged public.  The collaborati on 
between city agencies, private developers, employers, retailers 
and individuals are imperati ve to the success of all open spaces.

Signature Spaces
Publicly developed and managed open space as 
part of zoned open space system of a city.  Sig-
nature spaces are typically large, and most oft en 
nati onally or internati onally renowned.

Neighborhood Parks
Green parks with trees and landscaping, neigh-
borhood parks can be traditi onal, historic parks 
or newly-developed open spaces.

Squares & Plazas
Smaller than signature and neighborhood parks, 
they are typically located on private property 
but open for public use.  They include pocket 
parks, building plazas/forecourts, etc.

Street & Streetscapes
Includes sidewalks and exterior building ameni-
ti es connecti ng one desti nati on with another.

 The eff orts of Downtown Denver Leadership Program parti cipants began with the research of nati onally renowned open spaces from across the 
United States. Successful acti vati on of those open spaces generated a toolbox that was applied to Denver open spaces.  Research focused on the 
following perspecti ves:

• Making the Case for Acti ve Open Space
• Inventory of Applicable Spaces
• Design & Accessibility
• Marketi ng & Acti viti es
• Finance & Policy
• Public Private Partnership

att ractcreate vibrant urban open spaces in order to 
Downtown Denver

fforts of Downtown Denver Leadership P
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efi niti ons of various types of open s
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One nati onal example of each type of open space was chosen to study in depth.  The research of these four examples built up the toolboxes that 
have been subsequently used to advise acti ons for Downtown Denver’s open spaces. 

Signature Spaces

Neighborhood Parks

Squares & Plazas

Street and Streetscapes

Millennium Park, Chicago, IL Pioneer Courthouse Square, Portland, OR

Batt ery Park, New York City, NY Newbury Street, Boston, MA

ati onal example of each type of open space was chosen to study in de
een subsequently used to advise acti ons for Downtown Denver’s ope

nal example of each type of open sp
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In applying the nati onal fi ndings to Downtown Denver, two local spaces per type were used to illustrate the potenti al for acti vati on.  These spaces 
were chosen based on a number of criteria, including:

• Consistency with the defi niti ons of the category types
• Potenti al for successful acti vati on of the space
• Illustrati on of a conti nuum of change across recommendati ons 
• Consistency with the seven Transformati ve Projects as defi ned by the Downtown Area Plan

Based on the inventory of open spaces in Downtown Denver and this criteria, the following local case studies were chosen:

The secti ons of this report are outlined by diff erent types in the following order:
Signature Spaces

Neighborhood Parks
Squares and Plazas

Streets and Streetscapes  

Each type of open space includes:
Descripti on of space and defi ning elements of the nati onal example

Specifi c indicators of success
Relevancy to Downtown Denver

 The lessons learned come from the perspecti ves of:
Redevelopment/Development

Design and Accessibility
Finance and Policy

Marketi ng and Acti viti es
Operati ons

Public Private Partnership

Union Stati on

Civic Center Park

Republic Plaza

Lot 162 / Parking Lot X

Sculpture Park

Benedict Fountain Park

Blake Street

Wynkoop Street

ng the nati onal fi ndings to Downtow
osen based on a number of criteria

ons of this report are outlined by diff
Signature Sp

Signature Spaces Squares & Plazas Neighborhood Parks Streetscapes
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Located in Downtown Chicago, the site that is now Millennium Park was originally home to the 
Illinois Central Railway.  In 1998, under the leadership of Mayor Richard M. Daly and the design 
vision of world renowned arti sts and architects, a plan was conceived that both preserved the 
transportati on functi onality of the site and its underlying economic importance, and increased 
pedestrian accessibility and community use of the grounds.  In the words of Richard Solomon, 
Director of Graham Foundati on for Advanced Studies in the Fine Arts, “(Millennium Park) is not 
simply a background park . . . It is densely packed like the city itself. This is a diff erent idea of an 
exterior experience than in most parks. It is closer to a theme park or a shopping mall.” Indeed, 
Millennium Park is Downtown Chicago’s signature att racti on boasti ng 24.5 acres of space with 
12 disti nct park features that together off er open space and acti viti es for the 4.4 million annual 
visitors to the park.

• Property values of adjacent properti es have risen by $100/sf since park was opened
• Esti mates of park-driven real estate growth are expected to dwarf the $1.4 billion 
 number set by Goodman Williams Group at a predicti on of over $42.6 billion by 2015
• Visitor spending is esti mated to bring between $1.9 to $2.6 billion into the Chicago 

business community by 2015
• More than 16 million visitors have been to Millennium Park since July 2004
• Low vacancy rates of adjacent commercial buildings
• This cultural park has replaced a number of other icons as the site that now defi nes 

Chicago to the world

• Park is separated from the City by major roadways 
• Similar metropolitan culture 
• Site was once an under-uti lized rail yard space

• Park is separated from the City by m
• Similar metropolitan culture

in Downtown Ch
entral Railway In

Property values 
Estimates of par

Park is separated fro
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The redevelopment of the space that today is Millennium Park was made 
possible by the convergence of several important factors. Mayor Richard M. 
Daly launched a strategic eff ort in 1997 to revitalize the remaining undevel-
oped secti ons of Grant Park, leveraging City resources to craft  a new vision for 
the greater public space.  He recruited experts like architect Frank 
Gehry to create inspirati on and community interest in the project. With a 
strong vision and a savvy politi cal understanding, Mayor Daly worked to 
capitalize on the growing excitement of the coming millennium to give civic 
leaders, private donors and community entrepreneurs an opportunity to join 
in the redevelopment eff orts. To the right is a list of relevant tools for the 
redevelopment of Signature Spaces.

TOOLBOX
Clear Vision/Goals 
Citi zen Interest & Support
Government Funding
Identi fi ed Need 
Politi cal Support & Will 
Private Donati ons
Public Private Partnership
Stakeholder Support
Supports Public Good
Timing

Aspects of Millennium Park are designed to be fully accessible to 
all patrons.  The Park off ers wheelchair loans and seati ng, wide 
sidewalks and walkways, and listening devices.  Abundant lighti ng 
att racts people and helps them move through the spaces and into 
the City.  The Park includes wayfi nding signage for navigati on pur-
poses and to reinforce the park’s identi ty.  The Chicago Transit Au-
thority has both train and bus lines running from all metropolitan 
areas of Chicago into the Park.   There is a 300 space indoor bicycle 
garage with snack bar and bike shop.  For drivers, there is on-site, 
9,000 space parking garage with 24 hour security. Regarding design 
and acti viti es, Millennium Park off ers “something for everyone.”  
* Jay Pritzker Pavillion off ers concerts and events weekly
* B. Harris Theatre for Music and Dance off ers ballet or chamber  
      music concerts
* Rotati ng public art exhibit enti ces residents and tourists
* Crown Fountain off ers a refl ecti ng pool
* Lurie Garden att racts outdoor enthusiasts
* Cloudgate Sculpture is a physical and conversati onal piece
* McCormick Tribune Plaza off ers an ice rink during winter hours.  
The toolbox to the right includes relevant tools for the design of 
successful signature spaces.

TOOLBOX
Adequate Sidewalk 
Branding & Unique Identi ty
Connecti vity
Conventi on & Visitors Centers
Design for Physicality & Programming
Fountains
Gardens
Ice Rink
Impromptu Acti viti es
Lighti ng
Multi ple Uses
Parking
Planned Acti viti es
Plenti ful Seati ng
Pedestrian Bridges
Public Art
Public Transportati on
Signage, Mapping & Wayfi nding
Safety
Universal Accessibility

TOOLBOX
Adequate & Consistent Funding
Citi zen Interest & Support
Garage Revenue / Parking Fees
Government Funding
Fund-raising 
Operati ons Plan
Politi cal Support & Will
Rental Fees: Equipment & Space
Sponsorships 
Private Donati ons

Important to the Finance and Policy of Millennium Park is a clear 
operati ons plan which outlines past and current funding of the Park.  
Funding from the City side was provided through garage revenue, 
which justi fi ed a bond issue to support $175 million in capital dollars. 
Adverti sing revenues from bus shelters installed throughout Chicago 
fi nance the operati ons of the Park and rental of performance equip-
ment adds additi onal revenue. The private donor community worked 
with the City-sponsored foundati on to generate an additi onal $200+ 
million.  (For more informati on about Finance and Policy of Open Spac-
es, please see the appendix at the end of this report.)  The toolbox 
to the right demonstrates some of the most important tools for the 
fi nance and policy of signature spaces.
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Marketi ng eff orts of a signature space begin by making the 
space visible through easily located informati on and tools, 
which are abundant for Millennium Park. The Park website 
contains informati on regarding events, history, imagery, maps, 
reviews and blogs.  In additi on visitor’s centers , popular travel 
and city websites also promote the Park.  Branding within the 
Park includes unique signage, lighti ng fi xtures, and mapping.  
Millennium Park uti lizes public relati ons to tell its story to 
those interested.  Rotati ng public art displays, fountains, 
gardens and the ice rink keeps both tourists and residents 
returning, and this encourages community involvement and 
support. To the right are tools for the successful marketi ng 
and acti vity planning of signature spaces.

TOOLBOX
Accessibility Branding & Unique 
Identi ty
Citi zen Interest & Support 
Connecti vity
Conventi on & Visitors Centers 
Design for Physicality & Programming
Fountains 
Gardens
Ice Rink 
Impromptu Acti viti es 
Marketi ng Plan
Multi ple Uses
Planned Acti viti es
Plenti ful & Persistent Adverti sing
Public Art
Public Relati ons
Signage, Mapping, & Wayfi nding

Chicago developed a creati ve fi nancing plan that met the budget needs for devel-
opment, and conti nues to meet the fi nancial challenge of maintaining the Park 
through private and public revenue sources, such as adverti sing revenues from the 
benches.  Tools gleaned for conti nued operati ons are listed to the right.

TOOLBOX
Adequate & Consistent Funding
Operati ons Plan
Public Private Partnerships

The most integral aspect of a public private partnership (P3) and the element that is of most public interest 
is the funding of the partnership and its eff orts.  In 2004, the US Mayor’s Business Council recognized 
Millennium Park as P3 of the year, making it a great case study.  Below we have included fi nancial detail to 
explain the intricacies of P3s.  To the right is a P3 toolbox; more about P3s can be found in our appendix.

Total Cost: $475 Million

Public: The City issued bonds for $270 million to be paid back by parking garage revenue, the central Loop TIF 
Fund (Tax Increment Financing).  According to Chicago Capital Improvement Plan, $95 Million from the fund 
was allocated.

Private:  According to John H. Bryan, the City provided the locati on, an interested mayor with a vision and 
a generous private sector.  Bryan and his team att racted more than 85 private gift s of $1 million or more, 
totaling more than $145 million.  The remaining $200 million was donated by private contributors, whose 
namesakes are included on features throughout the Park.  Donors include: Pritzker Family Foundati on, 
Crown Foundati on, Robert R. McCormick Tribune Foundati on, Bank One Foundati on and BP America.  These 
philanthropic contributi ons enabled the Park planners to att ract some of the world’s leading arti sts and 
designers, increasing visibility, interest and ulti mately revenue to the Park.

TOOLBOX
Adequate & Consistent Funding
Citi zen Interest & Support 
Fundraising 
Garage Revenue/Parking Fees 
Government Funding
Politi cal Support & Will
Private Donati ons 
Public Private Partnership
Stakeholder Support

k ff f b b k hketi ng eff orts of a signature space begin by mak ff f b b

Signature Spaces - The Space Between Buildings: Activating Downtown’s Open Spaces: DDLP 2009 10





1905  Robert Speer, Mayor of Denver, commissioned planner Charles 
Mulford Robinson to create a master plan for the City.  Robinson was a 
proponent of the “City Beauti ful” movement and created a civic center 
park that linked buildings and open spaces and provided visual connec-
ti on between the Courthouse and State Capitol Building. The cost of the 
plan did not meet taxpayer approval and the plan was shelved.

1907  Speer, in conjuncti on with the Art Commission, enlisted the as-
sistance of sculptor Fredrick MacMonnies to create another civic master 
plan.  MacMonnies’ plan created a large park to the west of the State 
Capitol Building and added a new building to the west of this outdoor 
space. He added two semicircular spaces on the north and south ends of 
the park to create symmetry. Locati ons for public art and sculpture were 
identi fi ed within the plan. MacMonnies also proposed two buildings on 
the interior of the park, one being the Carnegie Library. The plan was 
eventually approved and land acquisiti on was begun to create the park.

1909  The Greek-style Carnegie Library was completed on the north end 
of the park, making it the fi rst structure to be constructed.  

1912  Henry Arnold was elected Mayor and conti nued to evolve the civic 
center plan by engaging the services of renowned landscape architects 
the Olmsted brothers. The Olmsteds add a sunken garden and groves of 
trees to the plan, as well as an art museum opposite the library.

1916  Mayor Speer was re-elected and immediately hired Edward H. 
Bennett  to refi ne the design of the civic center park.  Bennett  was also a 
disciple of Daniel Burnam and embraced the “City Beauti ful” movement.  
Bennett  created a formal compositi on with stepped terraces and stone 
balustrades.  A refl ecti ng pool was added along the primary axis.  Along 
the secondary axis, the Greek Theater was built in 1918.  The Voorhies 
Memorial gateway was added to the north end of the park in 1919. Ben-
nett  also proposed a central terrace bounded by symmetrical lawns and 
groups of trees.

1924  The City landscape architect S.R. DeBoer created an expanded 
plan for the civic center which included creati on of grand lawns fl anked 
by civic buildings and extending westward to Speer Boulevard.

1932  The City and County Building was completed and enclosed the 
western edge of Civic Center Park.

• BID
• City and County of Denver
• Civic Center Conservancy
• Community Members & Neigh-

borhood Groups
• Downtown Denver Partnership

1. Civic Center Park is an historic “City Beauti ful” park with a long 
history which adds historic value and interest 

2. The Park is surrounded by busy urban streets which can compli-
cate or limit development eff orts

3. Residents of Denver have many fond memories and experiences 
of the park, making it prime for exciti ng development to reacti -
vate the space and engage citi zen interest

4. Civic Center Park is governed and maintained by Denver Depart-
ment of Parks and Recreati on

5. The Park is surrounded by a preponderance of offi  ce and insti tu-
ti onal uses that provide a density of people but also limit acti vity 
at street level, parti cularly aft er normal working hours

6. The Park was designed as a passive space with places of refl ec-
ti on, shade, and a disti nct park atmosphere.  Creati ng an acti ve 
space would require redefi ning the identi ty and functi on of the 
park.

es05  Robert Speer, Mayor of Denver, commissioned planner Charle
as aulford Robinson to create a master plan for the City.  Robinson wa
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Civic Center Park is widely considered to be Denver’s signature 
park.  Many people are aware of the acti vati on eff orts of the Civic 
Center Conservancy, the park’s signifi cant history and the number 
of acti viti es that take place annually.  However, the Park sti ll has 
a reputati on for being home to a large concentrati on of Denver’s 
homeless populati on, as well as criminal acti vity.

The Civic Center Conservancy, established in 2004, can be credited 
with the increase in programmed acti viti es at the Park . Unfortu-
nately, a limited budget has made it challenging for the Conser-
vancy to truly acti vate the park and generate awareness about the 
revitalizati on eff orts, including the renovati ons to the McNichols 
Building and improvements to the Park itself.

Civic Center Park is situated such that it can serve as a conduit 
between the State Capitol Building, the City & County Building, 
Denver Art Museum, Denver Public Library and the Central Busi-
ness District and the 16th Street Mall.  Despite this prime locati on, 
it is not a frequently travelled corridor.  Since there is not a large 
concentrati on of residenti al or commercial businesses immediately 
surrounding the Park, the primary audience is the City & County 
employees working in the buildings surrounding the Park, Denver 
residents interested in the historical signifi cance of the park and 
tourists. 

Civic 
park. y p p

Center Park is widely considered to be Denver’s signatur
  Many people are aware of the acti vati on eff orts of the Civic
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In recogniti on of the many plans and eff orts already completed or 
underway for the Park, our primary recommendati on is to empower a 
single organizati on (such as the Civic Center Conservancy) to eff ecti vely 
market, program and maintain the Park.  One goal is to program Civic 
Center Park on a daily basis and increase use and access  not only of the 
Park, but of Downtown Denver as well.

Vital and acti ve Civic Center Parks from around the nati on  inspire our 
vision of Denver’s Civic Center Park.

It is undeniable that Civic Center Park is a place of historic signifi -
cance, lending to its unique character and unparalleled importance 
to the City.  It is with that reputati on in mind that we focus our 
eff orts on exploring the benefi ts of revitalizing Civic Center Park.  
We understand the importance of maintaining and encouraging the 
events that do bring vitality and economic benefi t to Downtown 
Denver.  With this in mind, it is important to realize that increasing 
the every-day usability of Civic Center Park will increase use.  With 
use comes retail and with retail comes increased revenue.  If the 
Park were to be converted from a passive lounging space to an 
acti ve one, the Park and surrounding retail and businesses could 
expect to see an increase in profi t, land value and community 
goodwill.

f ff II i d i bl h Ci i C P k i l f hi i i ifi
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a.  Art & Architecture – There are a number of quality art and 
architecture elements in Civic Center Park, parti cularly the 
Greek Theatre and McNichols building.  One of Millennium 
Park’s biggest draws are its nati onally recognized  and numer-
ous works of art.  Increasing  the art and architectural exhibits 
within the Civic Center Park can provide cultural signifi cance 
and att ract new visitors.

b.  Fountains – People, especially the young, are drawn to water.  
Civic Center Park boasts some beauti ful fountains, and we 
recommend maintaining  water-fi lled fountains for public 
pleasure.  

c.  Cycle / Acti vity Center – The development of a bicycle or mini-
recreati on center near the Park could serve to att ract casual 
weekend visitors and to promote Denver’s status as one of the 
healthiest citi es in America. The facility could include lockers, 
showers, a snack bar, bike repair and bike and inline skate 
rental. The Center could also provide police faciliti es to foster 
a feeling of safety in the area.

d.  Ice Skati ng Rink – During winter months, a porti on of the Park 
could be used for ice skati ng.  Holiday décor and a coff ee café 
would draw visitors to the Park and Downtown during the 
holiday season.  

e.  Private Rentals – Civic Center Park could follow in the directi on 
of Millennium Park and rent out its pavilions for private func-

ti ons.  This would provide additi onal funding for the Park.

a. Millennium Park, Chicago IL

b. Millennium Park, Chicago IL

c. Millennium Park, Chicago IL

d. Millennium Park, Chicago IL

e. Millennium Park, Chicago IL

Accessibility:  Access to Civic Center Park conti nues to be an issue.  
Many of the beloved aspects of the park are cut off  by major 
intersecti ons or other physical barriers that prevent people from 
entering into the Park.  A number of easily identi fi ed entry points 
and pathways that connect adjacent locati ons would encourage 
visitors to walk through the park.
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• $41 million is allocated for Park upgrades and restorati on, showing the commitment that Denver and its residents have to the 
Park

• The Civic Center Conservancy is mounti ng a membership campaign to garner more community support
• Mayor Hickenlooper recently announced that he has secured a major donor for the Park
• Bett er Denver Bond: $9.5 million to restore Greek Theatre, Voorhies Memorial, Broadway Terrace, Park Walkways and 
         Balustrades

Images below represent a selecti on of the groups who are committ ed to improving the Park:

There are currently funding opportuniti es and eff orts underway to revitalize Civic Center Park.  
This secti on is meant as a reminder of current eff orts.  
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• Retain the mega events at Civic Center Park, and supplement with daily events
• Expand website to includes in-depth informati on about the renovati ons to the Park, historical signifi cance and events
• Expand eff orts to uti lize Twitt er and Facebook
• Videos & Podcasts on the history of the Park, the renovati on eff orts and events 
• Provide programming during the lunch hour, similar to the existi ng Outdoor Garden & Café event
• Distribute monthly newslett er and other promoti onal materials to all employees near the Park (City, State, Library, Art Museum, etc.)
• Uti lize public relati ons and send out press releases about key events, historical milestones and renovati ons advancement. Arrange for 

media to tour the renovati ons and promote the historical signifi cance
• Ensure that all hotels have printed materials, including maps 

Much of the marketi ng and event planning for Civic Center Park has been undertaken by the Civic Center Conservancy.  We recommend this 
responsibility be maintained by such a singular enti ty.  Below are some of our observati ons and recommendati ons regarding marketi ng and 
acti viti es in Civic Center Park, followed by images to represent current programming eff orts at the Park.
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1870  The fi rst train arrived in Denver’s Central Platt e Valley on June 21. Only 
four small, temporary stati ons were set up to serve passengers.

1881  The Union Depot and Railroad Company built the City’s fi rst Union Sta-
ti on, costi ng $525,000 and opening on June 1.

1884  A fi re in the original Union Stati on on March 18 caused considerable 
damage. The building’s wooden tower was destroyed. Union Stati on was 
quickly rebuilt with a much lower roofl ine and a stone clock tower.

1906  Denver’s famous Welcome, or Mizpah, Arch was built in front of Union 
Stati on on 17th Street between Wynkoop and Wazee Streets.

1914  The Denver Union Terminal Railway Company tore down the clock tower 
and replaced it with the building’s lower, expanded center secti on. 

1920s/30s  The glory days of Denver Union Stati on. During that ti me, the sta-
ti on operated 80 trains a day.

1931 The Mizpah Arch was taken down on December 7 aft er being deemed a 
traffi  c hazard. 

Late 1980s  Regional Transportati on District (RTD) and the City of Denver 
cooperate with the Denver Union Terminal Railway Corporati on (DUT) to 
make improvements to the site. These improvements include upgrading rail 
platf orms and canopies and accommodati ng an RTD bus lane to access Market 
Street Stati on from the I-25 bus/high occupancy vehicle (HOV) lanes.

1997-2000  RTD, the City and the Denver Regional Council of Governments 
(DRCOG) cooperate with Union Stati on Transport Development Company 
(USTDC) and various private landowners and businesses to create the Central 
Platt e Valley Light Rail Spur (C-Line), a major public transit connecti on to Den-
ver Union Stati on (DUS).

2001  RTD purchased the site in accordance with a jointly funded intergovern-
mental agreement between RTD, the City and County of Denver (CCD), CDOT 
and DRCOG.   In May 2002, the Denver Union Stati on project team initi ated 
the development of a master plan and an Environmental Impact Statement 
(EIS) for Union Stati on.

2006  Union Stati on partnering agencies announce the selecti on of Conti nu-
um/East West as the master developer team to head the redevelopment and 
preservati on of Denver’s historic Union Stati on.

2009  Downtown Denver Partnership, in cooperati on with Union Stati on 
Neighborhood Company and Union Stati on Advocates, hosts a symposium on 
the public spaces at DUS. Nati onal experts are brought in to provide advice on 
the development of these spaces.

• Citi zens of Denver
• City & County of Denver
• Colorado Department of Transportati on
• Denver Regional Council of Governments
• Denver Union Stati on Project Authority
• Downtown Denver Partnership
• Downtown Development Authority
• LoDo District
• Lower Downtown Neighborhood Associati on
• Regional Transit Department (RTD)
• Union Stati on Advocates
• Union Stati on Neighborhood Company

• The Denver Union Stati on Master Plan is blue-
printed with extensive design and planning work 
already underway.

• Designati on of a management team for the public 
spaces would contribute to their success.  

• Fixed and limited budget for constructi on means 
careful and deliberate att enti on to schedule and 
fees must be maintained.

• Noise ordinances, with residenti al development 
across the street, could aff ect constructi on and/
or operati on ti meframes.

• Denver has no history of private donor develop-
ment in a civic venture to the scale and extent 
that private money played in the development of 
Millennium Park.
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A case for a “signature space” at Denver’s Union Stati on 
can be made when considering its various assets.  The 
planned public spaces within the development, such as 
Linear Park at 17th Street, Kineti c Plaza and the South 
and North Plazas on Wynkoop Street contribute to the 
overall appeal of designing a signature space.   Though 
Union Stati on is an acti ve transportati on desti nati on, op-
portuniti es exist to reinvent the space.  Capitalizing on its 
historic value, introducing new commerce, realizing the 
intrigue and beauty and, most importantly, a train stati on 
full of people, make a compelling argument to make 
Union Stati on a signature park.

A cas
can b

d bl h h d l h

se f
be made when considering its various assets.  The

for a “signature space” at Denver’s Union Stati on 

Signature Spaces - The Space Between Buildings: Activating Downtown’s Open Spaces: DDLP 2009 20



Redevelopment at Union Stati on will be the next 
transformati onal project in Denver. Once a key 
portal of decades past, many see this landmark as 
an emblem of 21st century redevelopment with a 
conti nued legacy as the centerpiece of Downtown 
Denver.

As Mayor Hickenlooper said, “The Denver Union 
Stati on will be a new, vibrant hub for our city, 
a transportati on center linking the region and 
a catalyst for all metro Denver, a signature new 
development that will improve our quality of life 
and provide even more evidence that our region is 
on the move.”

Redevelopment at Union Stati on will be the next
transformati onal project in Denver. Once a key

Surrounding Union Stati on are 19.85 acres that 
serve as the hub of FasTrack’s designed “hub and 
spoke system.”  The mixed use development and 
public spaces within this project will benefi t from 
the transit infrastructure connecti ng to Union Sta-
ti on.  FasTracks is now underway and the impact 
of this 12-year, multi -billion project on the Denver 
Metro’s future growth has already become appar-
ent.

Serving as a multi -modal hub, the redevelopment 
at Denver Union Stati on will cater to thousands of 
people every day as they reach this urban core on 
their journey to live, work and play in Downtown 
Denver.  People traffi  c will directly impact the acti -
vati on of the public realm and the ground fl oor re-
tail throughout, providing the ideal ingredients for 
a successful signature park in Downtown Denver.
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Public spaces at Denver Union Stati on will create an exciti ng setti  ng that 
improves the connecti ons between all transportati on modes, respect 
the character and historical signifi cance of the stati on and its adjacent 
neighborhoods, and provide a sti mulati ng environment for pubic acti vity 
and economic vitality. 

The following design & accessibility recommendati ons will contribute to 
successful acti vati on of the space:

• Measured and phased approach to build out. Start small and add 
incrementally as appropriate.  This type of approach will manage 
the expectati ons of the public and keep the redevelopment positi ve, 
despite the long ti me frame for completi on. 

• Programming comes before design to allow for use patt erns.  
Importance lies in fi rst understanding and/or determining the 
highest and best uses of individual spaces followed by design to and 
for those uses. 

• Allow today’s dollars to focus on elements that would be useful to 
transit infrastructure and rail users, retaining the integrity of the site 
as a transportati on hub.

Public spaces at Denver Union Stati on will create an exciti ng setti  ng tha
improves the connecti ons between all transportati on modes, respect
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During the DUS Public Spaces symposium, the panelists - all nati onal level experts on public spaces - stressed the criti cal importance of creati ng 
a revenue source for management and operati on of the public realm.  They spent a great deal of ti me sharing informati on about their operati ng 
budgets and how their revenues were generated.  All the spaces created revenue on site using areas which were programmed specifi cally for 
that purpose.  They integrated rentable areas and features for events and sponsorship to off set management and operati ons costs.   Based 
on this informati on and the tools garnered in the research of Millennium Park, following is a list of suggesti ons regarding the fi nance for the 
redevelopment of Union Stati on, which are consistent with conclusions of Union Stati on Advocates:

• Revenue goal $1M/Acre/Year for clean and safe Grade-A public space
• Generate revenues from commercial venues, sponsorships, park usage/event fees, rents and BID assessments
• Consider branded products and naming rights that could be sold to benefi t the management enti ty
• Sell guided tours

A signature space at Denver Union Stati on needs a governing body with the single goal of maintaining the public realm.  RTD, the current owner 
makes transit its primary concern and is an important part of the equati on for success.  Union Stati on will see a lot of people move through the 
space due to the transit element, but it must also thrive on its own, with lively and vibrant spaces.  

Denver Parks and Recreati on governs most of Denver’s open spaces.  While their goal is to take care of public parks, it’s not always easy to main-
tain large public faciliti es. A singular governing body to maintain the spaces at DUS would ensure ti mely and appropriate response to issues of 
vandalism, graffi  ti  and other maintenance and repair concerns.  The following recommendati ons are in line with a Public Private Partnership (P3) 
structure and were provided by the DUS Symposium panelists:
 
PUBLIC SPACE LEADERSHIP
Creati on of a not-for-profi t management group which is focused on public space and historic buildings

•      Ensure a management team that works with the community to determine and implement the proper and desired acti viti es for the 
space(s)

•      Consider full-ti me staff  dedicated to programming the space every day, and maximizing potenti al revenue

Management has autonomy in operati on of public spaces and retail
•      Such a management group could also be involved in the planning, design, and realizati on of public spaces and retail uses of buildings

 
Assemble a board of directors for development and operati ons from various stakeholders to build a high-profi le reputati on and ensure community 

support and enthusiasm for the space

MANAGEMENT APPROACH
Public sector goals, private sector methods
 
Phase in full public space improvements based upon management commitment and capacity

• Allow the public spaces to be observed and to evolve, before designing future permanent elements
• Seek fi rst to understand and/or determine best uses of individual spaces. Limited budget, high cost of maintenance and operati ons and 

the phased build-out of the Union Stati on project contributed to this conclusion 
 
Manage public expectati ons through informed planning and public communicati on
•      This phased approach requires management of the public’s expectati ons.  As the Union Stati on Advocates suggest, set public expectati ons 

such that growth will occur incrementally.
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Union Stati on has extensively marketed the master plan and the goal/vision of the 
redevelopment plan .  However, considerati on for marketi ng the public spaces is not as robust.  
Following are the recommendati ons to market Union Stati on as a signature space:

Website:  Dedicated, current, and detailed website providing people with a constant acti vity 
resource

Social Media:  Ongoing use of social media outlets such as Twitt er and Facebook to engage 
tech-savvy populati ons

Planned Acti viti es:  Art exhibits, concerts, chess boards, dramati c performances, feature 
elements, holiday lighti ng, lectures, movies, poetry, sports events, etc.

Acti vity Centers:  Create a cinema space, teen center or art gallery space 

Flyers:  Distribute monthly fl yers announcing acti viti es, revitalizati on monuments, etc.

Informati onal Packages:  Distribute packages to Downtown offi  ces once a month with fl yers, 
acti vity sheets, etc. to proliferate knowledge of acti viti es

Email Blasts:  Similar to informati on packages, these blasts provide informati on electronically 
regarding acti viti es and redevelopment at Union Stati on.

Press Releases:  Target all major local publicati ons 

Map and Wayfi nding:  Create a useful and functi onal map with pedestrian and bus routes, 
running and biking trails, etc. 

Kickoff  Acti vity:  A grand re-opening event will draw people to Union Stati on in an eff ort to 
spark life into the area and bring awareness to the redevelopment of the space.

Concierge Associati on:   Raise awareness of acti viti es through concierge organizati on in Denver.

on Stati on has extensively mar
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Batt ery Park’s 25-acres are located at the southern end of Manhatt an Island in New York. It is named for its historic use, an arti llery batt ery, 
which was in operati on by Dutch and Briti sh sett lers to protect what was then New Amsterdam. On November 25, 1783, the Park offi  cially 
became American as the Briti sh colors were taken down on Evacuati on Day. 

Castle Clinton Nati onal Monument is the centerpiece of the park and was originally built as a support structure for the impending War of 
1812.  It later become the fi rst immigrant-receiving center for New York City, welcoming over 8.5 million immigrants before Ellis Island was 
established, and later became the home to the New York City Aquarium.  Upon nearly being destroyed in 1941, and unti l the mid 1980’s, 
Batt ery Park fell into disrepair.  A minimal restorati on to the Castle occurred in 1975, and in 1994 the Batt ery Conservancy was created to 
revitalize the Park and put into acti on the  award-winning master plan that was created in 1986.  

•  More than 5 million people visit Batt ery Park annually
•  Revenue from new food kiosks adds to economic revitalizati on
•  Castle Clinton has been successfully transformed into a venue for 

the arts, a transportati on hub for growing heritage tourism and 
historical center

Batt ery Park is a neighborhood park that profi ts from its historical signifi cance, gives respite to patrons and improves the economy in and 
around the Park.  Downtown Denver has many open spaces that have similar characteristi cs.  Research identi fi ed the following for applicati on 
in acti vati ng Downtown Denver’s open spaces:

• Historical signifi cance contributes to Batt ery Park’s success.  Denver’s neighborhood parks could also capitalize on their historic 
contexts

• Respite for patrons adds to Batt ery Park’s success.  The master plan off ers gardens, benches and passive areas that allow the 
people to enjoy a variety of leisure acti viti es.  These att ributes would increase the success of neighborhood parks in Denver.

• The Batt ery Park renovati ons have created positi ve economic impact in and around the site.  As is true in acti vati ng most open 
spaces, the revitalizati on of an area brings increase economic opportuniti es as entrepreneurial individuals gravitate to the spaces 
that people occupy.
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The Batt ery Conservancy has been a huge asset for the 
success of Batt ery Park. When it was established as a 
not-for-profi t in 1994, the goal was to be an educati onal 
corporati on to revitalize and rebuild the historic park. 
The Conservancy was met with abundant public support 
regarding the revitalizati on of the Park by the area’s 
citi zens who recognized that the Park needed renovati on.  
Its original master plan, funded by public and private 
means, included the renovati on of the harbor and upper 
promenades, including the Gardens of Remembrance, the 
constructi on of The Batt ery Labyrinth, and the creati on of 
a ti cket offi  ce for the Statue of Liberty Ellis Island ferry.  To 
the right are the tools that we have found be most relevant 
to the redevelopment/development of Batt ery Park.

TOOLBOX
Adequate and Consistent Funding 
Citi zen Interest & Support 
Conservancy Groups/Neighborhood Associati ons
Conventi on & Visitors Centers 
Design for Physicality & Programming
Fund-raising 
Government Funding 
Historic Preservati on & Restorati on
Identi fi ed Need
Non-Profi t Management 
Politi cal Support & Will
Private Donati ons 
Stakeholder Support
Supports Public Good
Timing

Batt ery Park had a carefully designed master plan that paid close 
att enti on to both the physical design and programming of the space.  
Access was radically improved by relocati ng these buildings and new 
pedestrian bridges to a site directly across from the Port Authority 
Trans-Hudson (PATH), Interborough Rapid Transit Company (IRT), and 
Independent subway systems (IND).  The Plan also called for Batt ery 
Park to be the hub of ferry transportati on to and from Ellis Island, the 
Castle Clinton, which serves as a pubic/ cultural center and theater, 
landmark as America’s fi rst immigrant receiving center, aquarium and 
ti cket offi  ce for the Statue of Liberty.  The design also created many 
diverse areas that allow for relaxati on, including picnic kiosks, the sea 
wall, the promenade and gardens of remembrance, a labyrinth and 
the Batt ery Bosque.  The toolbox to the right includes items found 
to be most important to the design and accessibility of successful 
Neighborhood Parks.

TOOLBOX
Accessibility 
Branding & Unique Identi ty 
Clear Vision/Goals 
Connecti vity
Conventi on & Visitors Centers 
Design for Physicality & Programming
Fountains
Gardens
Historic Preservati on & Restorati on
Kiosks/Fees
Multi ple Uses 
Pedestrian Bridges
Planned/Impromptu Acti viti es 
Public Transportati on 
Tourism Fees

Private fund-raising has always been part of the engine 
that drove Batt ery Park improvements.  To date, the 
Conservancy and its partners have successfully raised over 
$100 million to fund the revitalizati on projects for Batt ery 
Park.  In 1998, events were held to raise $6 million to 
improve the greenways.  In additi on to event-based fund-
raising, Batt ery Park has also generated private donati ons, 
such as $30,000 from Alteon Systems.  The tools found to 
be most perti nent are listed at right.  More informati on 
about Finance & Policy of Signature Spaces can be found in 
the appendix.

TOOLBOX
Adequate and Consistent Funding
Conservancy Groups/Neighborhood Associati ons
Fund-raising
Government Funding
Historic Preservati on & Restorati on
Identi fi ed Need
Kiosks 
Non-Profi t Management
Private Donati ons
Tourism Fees

Neighborhood Parks - The Space Between Buildings: Activating Downtown’s Open Spaces: DDLP 2009 28



The Batt ery Conservancy has many programs and acti viti es 
throughout the year and lists them on their website.  They include: 
yoga in the park, weddings, walkathons, art exhibits, festi vals, soccer, 
biking, jogging, basketball, tennis and concerts.  Passive acti viti es 
include a labyrinth, gardens, fountains, walkways and historical 
exhibits.  The open space of the Park also encourages impromptu 
acti viti es like frisbee and dog walking and there is plenty of walking 
room and seati ng for the Park’s pedestrian visitors.  The acti ve 
pedestrian environment is encouraged with safety modifi cati ons 
such as abundant lighti ng.  Finally, the Park also provides ferry 
service, allowing for great transportati on opportuniti es.  From our 
study of Batt ery Park, we have gleaned the tools listed to the right.

TOOLBOX
Adequate Sidewalk 
Design for Physicality & Programming
Fountains
Gardens 
Lighti ng
Marketi ng Plan
Multi ple Uses 
Planned/ Impromptu Acti viti es
Public Transportati on
Safety
Website & Social Media

Three major capital projects are complete and seven more are in various stages of 
development, with expected fi nish dates over the next fi ve years.  By 2014, the enti re 
Master Plan for the 25 acre Batt ery Park will be realized.  One planned project includes 
the garden bikeway (see photo below of existi ng and proposed rendering) which will link 
the Hudson River Park Bikeway to the East River Esplanade.  Ten existi ng monuments 
will relocate to the park’s perimeter edge to help lead visitors to the park, especially at 
night when the monuments will be illuminated.  The Conservancy will conti nue to raise 
funds for educati onal and cultural programs to ensure the park becomes a great New York 
desti nati on. The Conservancy has demonstrated to the private and public sectors that it 
can sti mulate great design, obtain civic approvals, and build to the produced standard of 
excellence, while staying within budget and on ti me.  To the right are the applicable tools 
regarding successful conti nued operati ons of a neighborhood park.

TOOLBOX
Adequate and Consistent Funding
Citi zen Interest & Support 
Clear Vision/Goals
Conservancy Groups/Neighborhood Associati ons
Fundraising
Government Funding 
Non-Profi t Management
Operati ons Plan 
Politi cal Support & Will
Private Donati ons 
Public Private Partnership
Stakeholder Support

Batt ery Park is an interesti ng case study in public private partnership. 
The Park itself is owned and maintained by New York City. Castle 
Clinton, the Park’s signature landmark, is owned by the US 
Government and maintained by the Nati onal Park Service. The 
Batt ery Conservancy is a public, 501(c)(3) not-for-profi t organizati on 
that was founded specifi cally to rebuild and revitalize the Batt ery 
and Castle Clinton Nati onal Monument, by engaging the private 
community in these eff orts.  Together, these enti ti es work in careful 
cooperati on to ensure that the Park, its landmarks, and the history 
of the site are preserved and promoted to the citi zens and visitors 
of New York City.  The toolbox to the right shows some of the most 
applicable tools for Public Private Partnerships of Batt ery Park.  More 
informati on about Public Private Partnerships can be found in the 
appendix.

TOOLBOX
Adequate and Consistent Funding
Citi zen Interest & Support 
Conservancy Groups/Neighborhood Associati ons
Fund-raising 
Government Funding
Historic Preservati on & Renovati on 
Non-Profi t Management 
Politi cal Support & Will 
Private Donati ons
Public Private Partnership
Stakeholder Support

Neighborhood Parks - The Space Between Buildings: Activating Downtown’s Open Spaces: DDLP 2009 29





Sculpture Park is a 93,000 square foot space located between Speer Blvd., the Denver 
Performing Arts Complex, Champa Street and Arapahoe Street, east of the Auraria 
Campus.  
   
The Park has always been associated with the Arts Complex but gained more 
prominence when the space was renovated and expanded in 2003.  The 
enhancements included improved access to the Park from the Arts Complex with 
ramps and stairs, as well as the additi on of the Jonathan Borofsky sculptures “The 
Dancers.”

• Auraria Campus 
• City and County of Denver
• Conventi on Center
• Denver Offi  ce of Cultural Aff airs 
• Denver Performing Arts Center Workers
• Denver Performing Arts Center Visitors
• Denver Residents

Costs:  The costs associated with Sculpture Park 
are more than other neighborhood parks in Denver 
when considering insurance, maintenance of the 
art, improvements and security.  For example, 
linking the Auraria Campus with the Park either via 
bridge or tunnel would improve access but could 
be very expensive.   Infrastructure, equipment and 
additi onal art is also costly, but could acti vate the 
space and create community involvement.   

Acti vity Balance:  The Denver Performing Arts Com-
plex (DPAC) is home to an acti ve set of programs 
that at ti mes overwhelms the ability to eff ecti vely 
and effi  ciently manage the area.  Parking in parti cu-
lar can be a major issue.  Increased use of Sculpture 
Park, parti cularly for exhibits and planned events 
would need to be balanced with the programmati c 
components of the DPAC.
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Sculpture Park is currently perceived 
as an island with limited access and 
litt le recogniti on, primarily due to the 
following factors:

•  Adjacency to busy streets
•  Lack of wayfi nding or prominent 
signage
•  Lack of marketi ng or awareness of 
the Park to Downtown visitors and 
residents

These factors discourage visitor 
att endance, and limit requests for use 
and programming.  Opportuniti es for 
acti vati on within the Sculpture Park rest 
primarily with providing a reason to visit 
the Park.  For increased use,  Auraria 
Campus, the Denver Conventi on Center 
and other organizati ons could schedule 
events at Sculpture Park.

Park is currently perceived 
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Sculpture Park would provide a lively backdrop to one of Downtown 
Denver’s most acti ve arteries, that being Speer Boulevard.  It could pro-
vide respite, acti viti es and commerce to students and other pedestrians 
traveling from Auraria into the heart of the City.  The park could host fes-
ti vals, gatherings, concerts, rallies or exhibits that could be easily seen, 
eff ecti vely adverti sed and highly att ended.  Shrubbery or decorati ve 
walls would create a more peaceful environment.  Kiosks could be leased 
to bring food opti ons for people and provide additi onal revenue streams 
for park maintenance.  Embracing the park’s name, art exhibits could be 
held or additi onal sculptures could be commissioned to commemorate 
historic City events (Democrati c Nati onal Convension, World Series, 
theatrical producti ons, etc.).  This park could become the crossroads of 
Downtown and the surrounding neighborhoods. 

With the proper investment and acti vati on, Sculpture Park can 
become a signifi cant asset to Downtown Denver.  It is uniquely 
positi oned to be both a magnet for functi onal and aestheti c pub-
lic art, as well as an offi  cial connecti on point between Downtown 
Denver and the neighboring Auraria Campus.  Increasing arti sti c 
presence to Downtown has the potenti al to increase the sense 
of connecti vity and community, safety and responsibility and 
walkability.  For example, improving and expanding the pedes-
trian connecti on between Downtown and Auraria Campus, using 
Sculpture Park as the offi  cial gateway, would increase foot traffi  c 
and thus revenues from surrounding areas. 
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a. Enhance and improve access to, and awareness of the Park by providing wayfi nding signage.
b. Consider pedestrian bridges and/or tunnels from Auraria and the Conventi on Center to increase pedestrian accessibility from 

populated areas to the park, paying specifi c att enti on to access from parking and transit locati ons. 
c. Increase artf ul ameniti es to att ract visitors and increase dwell ti me, such as art benches, tables and children’s climbing sculptures.
d. Add infrastructure throughout the Park to encourage use as an outdoor performance and classroom venue. 
e. Consider adding value to “The Dancers” by installing a lighted water feature beneath, att racti ng children to ‘dance’ and play.

a. Commons Park, Denver, CO b. Highlands Bridge, Denver, CO

c. Downtown Denver, Denver, CO d. Bryant Park, New York City, NY e. Bryant Park, New York City, NY

Recommendati ons for design and accessibility of Sculpture Park focus on improved connecti vity and increased acti viti es.  
The Park is already recognized by some Denverites, but improving connecti vity will increase use.  Increased acti viti es 
would help establish the park as a desti nati on, rather than an unused monument.  Below are recommendati ons, fol-
lowed by images of successful neighborhood parks.
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a.  Designate the Sculpture Park as a public art magnet.  Work
     with the Denver Offi  ce of Cultural Aff airs (DOCA) to craft  a 
     policy that allows for arti sti c programming to be part of the 
     Park. Then work with DOCA and Parks and Recreati on to issue 
     local and sister-city requests for proposals (RFP) for temporary 
     art installati on and rotati ng, featured exhibits.

b.  Create a funding source, such as a “Friends of Sculpture Park,” 
      with the purpose of enhancing the park with additi onal sculp
      tures, increased infrastructure and maintenance of arti sti c 
      installati ons. 

c.   Work with adjacent parking faciliti es to designate low cost
      parking spaces for park visitors, while also marketi ng the tran
      sit, bicycle and pedestrian access opti ons to the Park.

a. Downtown Denver, Denver, CO

b. Friends of Batt ery Park, New York City, NY

c. Friends of Batt ery Park, New York City, NY

The fi nance and policy of Sculpture Park’s revitalizati on are concen-
trated on increasing arti sti c and recreati onal use of the Park.  They are 
directly related to design recommendati ons, but this secti on is meant 
to focus on the funding and policy requirements for these improve-
ments.  Below are recommendati ons followed by pictures of success-
ful nati onal examples:
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a. Install a permanent Denver Art Kiosk that promotes and sells ti ckets to all local art functi ons, including performance, visual and 
musical art. This kiosk could be the hub of a First Friday acti vity and perhaps host special arti st walks and talks. 

b. Partner with the Campus, Conventi on and Tourism agencies to promote use of the Park as a place for special events, talks, recep-
ti ons, and outdoor cafe.

c. Sculpture Park could be the new start and end point of a 5K race to increase awareness of Downtown Denver’s various parks, 
areas of respite, cultural centers, etc., creati ng a pathway of explorati on and acti vati on that extends beyond the boundaries of 
Sculpture Park.

a. Bryant Park, New York City, NY

b. Bryant Park, New York City, NY

c. Sculpture Park, Denver, CO

The acti vati on of Sculpture Park will most importantly require an increased awareness of the Park.  Below are recommendati ons, followed by 
images of other successful parks.
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Originally, Benedict Fountain Park was a small space, bordered by East 20th 
Avenue, 22nd Avenue and Cleveland Streets, and it consisted of only the 
fountain for which it is named.  The original intent of the Park was drawn 
from J. B.  Benedict and his experiences abroad seeing children playing 
in fountains.  Benedict wanted to bring this experience to the children of 
Denver and commissioned Maurice Baurdin to create a children’s fountain.  
Benedict donated this fountain to the City of Denver, and the Park was 
named in his honor.  With the acquisiti on of the adjacent block, Cleveland 
Street was later closed and Benedict Fountain Park was expanded to 
include a much larger passive area.  

Today, Benedict Fountain Park is a 3.3 acre space located at 20th Avenue 
and Tremont Streets and contains the formal fountain and informal multi -
use areas.  Picnic tables and benches are scatt ered along the perimeter 
between mature trees. There are excellent views from the Park into the 
surrounding neighborhoods and the Downtown Denver skyline.  

• Area Developers 
• Benedict Place Apartments
• City and County of Denver’s Parks Department
• Denver Public Schools, Ebert Elementary
• Denver Urban Renewal Authority (DURA) 
• Neighborhood Residents
• St. Luke’s Developers

Recently, $250,000 was designated for the Park from the devel-
opers of the St. Luke’s Hospital redevelopment.  These funds 
must be used for constructi on costs on a specifi c project and/
or the design and design drawings for a specifi c project.  Most 
stakeholders believe that the project should be selected in the 
context of a larger master plan which includes:

•  Input from the neighborhood to defi ne a character, use and 
functi on for the Park

•  Specifi c, prioriti zed improvement projects
•  Avenues to fund the projects including the $250,000 form 

St. Luke’s
The City and County of Denver’s Parks and Recreati on Depart-
ment held a public meeti ng in early 2009 to solicit input regard-
ing improvements to the Park.  To date, neither the master plan 
nor project plan have been developed. 
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Benedict Fountain Park is a passive neighborhood park with gathering areas and a large informal multi -use area.  The large green space and 
locati on of the Park make it ideal for acti vati on, yet the Park remains relati vely under-uti lized.  

The unique story of the Benedict Park fountain itself is a fascinati ng piece of Denver history that is similar to the historical signifi cance of Castle 
Clinton in Batt ery Park.  Reacti vati on and use of the fountain along with re-beauti fi cati on of the Park will bring back the original intenti on of the 
“Children’s Fountain.”    

The Park is surrounded by a diverse residenti al neighborhood with businesses and schools, all of which would take full advantage of an att rac-
ti ve and inviti ng open green space.  Beauti ful views of the Downtown skyline, unprogrammed open areas, and pet-friendly areas would make 
for a Park that would be att racti ve to all.

A beauti ful, well-maintained, functi onal Park will increase property values, generate higher rent dollars and increase desti nati on visits from sur-
rounding workers and residents.

With Benedict Park being one of only a few open spaces near the Arapahoe Square neighborhood, the demand on this rejuvenated open space 
could exceed expectati ons.  The current Arapahoe Square redevelopment being headed up by the Denver Downtown Partnership (DDP) will 
add to the potenti al for development and increased use of this Park.      
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The vision for Benedict Fountain Park is to become an acti ve, 
diverse, neighborhood-friendly oasis for the surrounding 
community.  Additi onal shade trees, picnic tables, 
downward lighti ng, designated dog-friendly areas and a 
permanent walking path will all contribute to the ulti mate 
success of this Park.  The Park will provide a safe haven for 
businesspeople, neighbors, children and individuals looking 
for a place to belong.  The Park will be known for its physical 
aestheti cs and structures, as well as the carefully selected 
features, such as a community garden, that would provide 
the opportunity for neighbors to interact and connect.

The vision for Benedict Fountain Park is to become an acti ve, 
diverse, neighborhood-friendly oasis for the surrounding

Benedict Fountain Park has the potenti al to be a great passive neighborhood 
park for Downtown Denver: it is unique in existi ng assets, surrounded by a 
growing Downtown housing and business market, features breathtaking views 
of the Denver skyline and contains a rich and colorful history centered on a 
beauti ful fountain. 

Investments in infrastructure and ameniti es will ensure the Park’s status as an 
asset to the community and will contribute to the neighborhood redevelop-
ment.  A beauti ful, well-maintained, functi onal Park will increase property 
values, generate higher rent dollars, and increase desti nati on visits from 
surrounding commuters and residents. Over ti me, the Park could serve as hub 
for adjacent retail and restaurant businesses.  
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Recommendati ons for any improvements to Benedict Fountain Park must maintain its openness and fl exibility. Enhancements should not 
over-program or block the skyline view of the Park but instead encourage dwell-ti me and mingling of neighbors.  Below are our specifi c 
recommendati ons, followed by images of successful spaces:

a. Turn benches toward park and add additi onal seati ng to off er opportuniti es for rest
b. Install bike racks
c. Plant more shade trees
d. Create more permanent walking path
e. Cut-off  the right hand turn lane from 20th Avenue to Tremont to help pedestrians cross safely to the Park
f. Plant neighborhood/community gardens
g. Install downward lighti ng along paths to increase nightti  me visibility
h. Install dog waste bag dispensers

a. Benedict Fountain park, Denver, CO b. Benedict Fountain park, Denver, CO c. Batt ery Park, New York City, NY

d. Solano, Dallas, TX e. Benedict Fountain park, Denver, CO f. Brooklyn, NY

g. Batt ery Park, New York City, NY h. Doggie Waste Basket

endati ons for any improvements to Bened
gram or block the skyline view of the Park
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•  Form a “Friends of Benedict Fountain Park” whose mission is to facilitate the development of the master plan
•  Organize and host Park acti viti es and events specifi cally for the benefi t of area residents
•  Coordinate volunteer eff orts for Park improvements and maintenance with the Denver Parks and Recreati on Department

Benedict Fountain Park is truly is a neighborhood resident park which should not be overprogrammed. Recommendati ons include a walking tour 
map of Downtown Denver’s open spaces in which Benedict Fountain Park is highlighted.  Below are images of events in Benedict Fountain Park 
and examples of neighborhood groups, conservancies and walking tour maps.

Finance and policy for Benedict Fountain Park focuses on highlighti ng the Park for area residents and solidifying its identi ty as a neighborhood 
park.  Below are recommendati ons, followed by images of successful groups who have fi nanced or helped to develop funds for parks like Bene-
dict Fountain Park.
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Pioneer Courthouse Square (Pioneer Square or the Square) is an all-brick, multi -
ti ered plaza in the heart of Downtown Portland’s retail district and at the hub of 
the City’s transit system.  The Square is aff ecti onately referred to as “Portland’s 
Living Room” in reference to its role as a place for the public to gather.  It is one 
city block in size, stretches for about an acre and is surrounded on three sides 
by offi  ce buildings.  Features of the Square include a large, sunken seati ng area 
dubbed “The Bowl,” a Mile Post showing the distances to nine sister citi es and 
other desti nati ons and a life-sized umbrella-wielding statue by J. Seward John-
son called “Allow Me.”  The Square also features original wrought iron from the 
famous Portland Hotel and a weather machine which encompasses three weather 
symbols, accompanied by musical fanfare, mist and fl ashing lights to announce 
the weather forecast at noon each day.  Greek terra cott a columns line Yamhill and 
Morrison Streets, providing shelter for riders waiti ng for the Metropolitan Area 
Express (MAX) light rail system, which is located on two sides of the square, while 
public buses run on three sides of the Square.

• The Square is one of Portland’s leading outdoor venues, hosti ng over 300 
events each year that range from large-scale concerts to cultural festi vals

• Modern design incorporates public arts, fl owers, trees, walls and ample 
stairs that do double-duty as seati ng areas

• Serves as a transit hub for buses and light rail, contributi ng to increased use 
• Eff ecti ve management organizati on is in place to maintain and operate the 

space, keeping the Square safe and clean
• Revitalized Downtown Portland as both a place to work and live
• The Square is a true symbol of Portland with its inscribed bricks, symbolizing 

public and citi zen support for and use of the Square

Downtown Denver is lacking a plaza in the City center that is a large, casual, open-air 
space for workers and residents to visit.  Certain of the smaller private plazas and 
squares in Downtown Denver att ract workers during lunch, but seldom do they pro-
vide any lunchti me or evening entertainment.  A plaza in Denver similar to Pioneer 
Square would work well for the following reasons:

• It would draw workers and residents out during the day for lunch, and 
on beauti ful Denver evenings for concerts, plays and other special 
events.  

• Denver boasts 300 days of sunshine per year, so there is plenty of op-
portunity to enjoy outdoor spaces.  

• An outdoor plaza similar in size and scope to Pioneer Square located in 
the heart of Downtown would provide an inviti ng community gathering 
spot for those who live and work in Denver.

• Denver is known for its strong performance and cultural arts, and a 
larger open space that can regularly provide outdoor entertainment 
would provide a great outlet for connoiseurs of the arts.  
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The creati on of this much-loved public space 
in Downtown Portland cannot be separated 
from the fundamental role played by Tri-Met, 
the City’s transit agency.  Planned concurrently 
with the new MAX light rail system, Pioneer 
Square was an idea that dated back to the 
1950s, when the site was a parking lot.  Tri-
Met leveraged its funding for transit stops 
and an informati on center, which helped to 
make the Square fi nancially possible.  With 
extraordinary public support, the Square was 
built to be a center for the life of the City.  
However, the Square’s constructi on required 
$3 million for land acquisiti on and $4.3 million 
for the structures and ameniti es.  It took the 
formati on of “Friends of Pioneer Square,” 
a citi zen’s group led by City commissioners 
Charles Jordan and Mike Lindberg, who raised 
$750,000 by the sale of 50,000 inscribed 
bricks, to rescue the project.  When the Square 
was opened in 1984, a 501(c)(3) non-profi t 
organizati on, Pioneer Courthouse Square, Inc., 
was created to manage this City park.  A City 
Management Agreement was established to 
outline a partnership between the City and the 
non-profi t management organizati on.  To the 
right are some of the successful tools for the 
redevelopment of public squares and plazas, 
based on what has been learned from Pioneer 
Square.

TOOLBOX
501(c)(3) 
Adequate and Consistent Funding
Citizen Interest & Support
Conservancy Groups/Neighborhood Associations
Convention & Visitors Centers
Fund-raising Supports Public Good
Government Funded Non-Profi t Management
Operations Plan
Political Support & Will
Private Donations 
Public Private Partnership 
Public Transportation
Sponsorships 
Stakeholder Support 
Timing

Pioneer Courthouse Square is bound on two 
sides by public transportati on and on the 
two opposite sides by one-way streets.  This 
makes the Square parti cularly amenable to 
pedestrians, with litt le confl ict between the 
pedestrian and vehicle.  Compositi onally, the 
Square is divided diagonally between acti ve 
spaces and design elements and the large open 
plaza space.  This design works to support the 
long-term viability of the square, concentrati ng 
people into the denser areas on a daily basis 
and simultaneously allowing the large space to 
act as a relief valve for larger events.  Within 
all of the Square’s disti nct areas are plenty of 
seati ng, opportuniti es for food and retail, and 
branded reminders of the Square’s identi ty.  
The park is ringed by various architectural, 
arti sti c and historic elements that provide a 
sense of enclosure and verti cal presence to 
the space as well as a nod to the historic hotel 
that previously occupied the site.  To the right 
are some transferable tools for the successful 
design of a plaza like Pioneer Square.  

TOOLBOX
Accessibility 
Acti ve Use of Surrounding Areas 
Branding & Unique Identi ty 
Connecti vity 
Design for Physicality & Programming
Historic Preservati on & Restorati on
Mixed-Use and High Density Development
Multi ple Uses 
Planned Acti viti es
Plenti ful Seati ng
Public Art
Public Transportati on
Surrounding Food/Retail
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Much of Pioneer Square’s success comes from its robust variety and number of planned 
acti viti es - more than 300 events are held in the Square each year.  As many as 12,000 people 
have gathered for acti viti es in the Square for such things as concerts, anti -war rallies, all-
city sleepovers, art installati ons, politi cal speeches, the annual holiday tree lighti ng, and 
the celebrati on of the Oregon State Beavers win of the NCAA College World Series.  Pioneer 
Square is unique in that it generates income through sponsorships and special events.  
Business names are also recognized through sponsored events.  The Square operates a 
system of equipment rentals for specifi c vendors at a discount, and it encourages groups 
to use the space for their own acti viti es, such as the annual Festa Italiana held by the local 
Italian-American community. 

The Friends of Pioneer Square group is responsible for marketi ng and has a good working 
relati onship with the media.  Since the Square is a high-traffi  c area, it is an ideal locati on for 
events, most of which are either fun or controversial and make good stories for the press, 
generati ng publicity for the Square.  Its dynamic website – www.PioneerCourthouseSquare.
org – does an excellent job of promoti ng the Square’s acti viti es.  Social media, such as 
Twitt er, allow locals to stay current on acti viti es with up-to-the-minute updates.  Acti viti es 
are further promoted by KGW News Channel 8, which operates its HD Studio on the Square 
adjacent to the Visitor Informati on Center.  KGW broadcasts its morning and noon newscasts 
as well as the “Live @ 7” broadcast from the Studio and showcases events at the Square. To 
the right are some useful tools for marketi ng and acti viti es.

TOOLBOX
Adequate & Consistent Funding 
Citi zen Interest & Support 
Conservancy Groups/Neighborhood Associati ons
Conventi on & Visitors Centers 
Design for Physicality & Programming
Fund-raising 
Group Fees 
Marketi ng Plan
Mixed-Use & High Density Development
Multi ple Uses
Non-Profi t Management
Operati ons Plan 
Planned Acti viti es
Plenti ful & Persistent Adverti sing
Public Art
Rental Equipment 
Sponsorships
Website & Social Media

Completed in 1984, Pioneer Courthouse Square cost $7.3 million to construct.  Financing 
was provided by the Portland Development Commission, tax increment bond funds, federal 
grants, the Heritage Conservati on and Recreati on Services, the City of Portland, and an 
adjacent department store.  Additi onal funds were raised by a small group of citi zens who 
formed the Friends of Pioneer Square.  They accepted the task of seeking donati ons from 
the general public through the sale of inscribed bricks and from businesses by aucti on-
ing off  parts of the Square to be inscribed with the sponsor’s name, including such design 
elements as the amphitheater, trees, drinking fountains and trash receptacles.  This eff ort 
generated $1.7 million, with the largest single donati on being $100,000, making the Square 
a reality and bringing all of Portland together, giving citi zens a sense of personal att achment 
to the Square.  The annual operati ng budget of the Square is now approximately $900,000 
per year.  The tools to the right represent some of the most important aspects of funding 
and policy of squares like Pioneer Square.  More informati on about the Financing and Policy 
of Open Spaces can be found in the appendix.

TOOLBOX
Acti ve Use of Surrounding Areas
Adequate & Consistent Funding
Citi zen Interest & Support
Clear Vision & Goals
Conservancy Groups & Neighborhood Associati ons
Fundraising
Government Funding
Politi cal Support & Will 
Private Donanti ons
Public Private Partnership
Non-Profi t Management
Operati ons Plan Sponsorships 
Stakeholder Support 
Supports Public Good
Tourism Fees
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The Square has carried out two capital campaigns since its 1984 completi on.  In 1999, 
$1 million was raised to repair and renovate the exterior space.  Half of the budget came 
from Tri-Met and the City Park Bureau, while the other half came from individual and 
corporate sources.  In 2001, $2.7 million was raised to renovate the Square’s interior 
lobby space to show a free 12-minute fi lm, “Perfectly Portland,” which is shown every half 
hour.  Major partners in the renovati on included the Portland Oregon Visitor Associati on 
(POVA), Tri-Met, ti cket agency “Ticket Central,” and Powell’s Travel Store.  Conti nued 
acti vati on of the Square is in large part thanks to the eff orts of Friends of Pioneer Square, 
who market and adverti se the space and its events.  A City Management Agreement 
outlines a partnership for ongoing maintenance and operati on of the Square between 
the City and the non-profi t management organizati on, Pioneer Courthouse Square, Inc. 
The list to the right shows some of the most useful tools for the conti nued operati ons of 
squares and plazas.

TOOLBOX
501(c)(3) 
Adequate and Consistent Funding
Citi zen Interest & Support
Conservancy Groups & Neighborhood Associati ons
Fundraising 
Government Funding
Historic Preservati on & Renovati on 
Non-Profi t Management Group 
Operati ons Plan 
Private Donati ons
Public Private Partnership
Public Transportati on
Sponsorships
Tourism Fees

The Planning Commission, the Portland Redevelopment Commission and multi ple private 
interests all spent signifi cant ti me and money designing versions of the Square, but it 
ulti mately was bid out as a design competi ti on in 1978.  The winning design, modeled 
aft er Piazza Del Campo in Sienna, Italy and an amphitheater in Epidaurus, Greece, was 
endorsed by the Planning Commission, the Landmarks Commission and the Design 
Review Commission.  However, it was quickly criti cized by the downtown business group, 
Associati on for Portland Progress, which threatened to withhold the necessary $1.7 million 
in private funding and lobbied to reject the $1.2 million in federal funding.  However, when 
the design for the Square won a nati onal award from Progressive Architecture magazine, 
private donors got involved. The brick campaign raised $1.7 million in private contributi ons 
and the Associati on for Portland Progress was persuaded to unanimously approve the 
new design.  The evoluti on of this public/ private venture defi ed conventi on, proving that 
individual private citi zens can have a signifi cant impact on a public space.  Partnerships 
between citi zens, the non-profi t agency and the City conti nue to contribute to the success 
of the Square.  To the right are tools for Public Private Partnerships as applicable to the 
revitalizati on of squares and plazas.  More informati on about Public Private Partnerships 
(P3s) can be found in the appendix.

TOOLBOX
501(c)(3) 
Adequate and Consistent Funding
Clear Vision/Goals
Citi zen Interest & Support
Conservancy Groups & Neighborhood Associati ons 
Fund-raising 
Government Funding 
Interested Developers
Non-Profi t Management
Operati ons Plan
Private Donati ons 
Public Private Partnership
Sponsorships
Stakeholder Support
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Built in 1984, Republic Plaza is the tallest building in the Rocky Mountain Region, at 714 feet. Designed 
by Skidmore, Owings & Merrill, the 56 story Sardinian granite clad building is located between the 
16th Street Pedestrian Mall and 17th Street fi nancial corridor.  Because of the building’s strategic loca-
ti on, its att racti ve plaza (the “Plaza”) serves as a gathering place for Downtown workers and visitors.

In additi on to over 1.2 million square feet of offi  ce space, Republic Plaza comprises three retail levels 
containing shops, a food court and service businesses.  The building has a three-story marble lobby 
that features a quarterly “Art in Public Places” program of Colorado and regional arti sts. Surrounding 
the building is more than 20,000 square feet of granite-paved and landscaped plaza area that provides 
year-round seati ng for tenants and visitors.  There is also direct access to major brand retailers and 
business services, including Starbucks Coff ee, copy and shipping center, shoe shine and repair, banking 
and ATMs, cleaners, a dental offi  ce and more.

Currently, the use of Republic Plaza during work hours is very successful.  The space att racts a number 
of visitors, as demonstrated by the busy plaza area and full tables.  However, use of the space is limited 
by restricted hours of operati on and also by use restricti ons.  Opening up the space on weekends and 
aft er hours would help to acti vate this area of Downtown Denver and, depending on programmed 

acti viti es, could even bring additi onal revenue to the ownership team.

• Brookfi eld Properti es
• Citi zens of Denver 
• City and State government
• Downtown Denver Partnership
• Existi ng and adjacent retailers
• Municipal authoriti es
• New management company
• Potenti al private traders 
• RTD
• Tenants 
• Uti lity companies

Republic Plaza is privately owned by 
Brookfi eld Republic Plaza LLC and man-
aged by Brookfi eld Properti es Manage-
ment LLC, a subsidiary of Brookfi eld 
Properti es Corporati on (together, 
“Brookfi eld”).  Brookfi eld Properti es 
Corporati on is one of North America’s 
largest commercial real estate compa-
nies with U.S. operati ons headquar-
tered in New York City.  Any change to 
the Plaza would require the authoriza-
ti on and cooperati on of Brookfi eld.

Food court and shops are generally 
open only Monday through Friday 
during work hours.  The Plaza is closed 
on major holidays.  This detracts from 
aft er-hour, weekend, and holiday use of 
the Plaza.
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Republic Plaza abuts the tallest building in the Rocky Mountain 
region, making it a natural att racti on to both visitors and residents.  
Our concept is to highlight the plaza so that it can be used by these 
various visitors, bringing revenue and liveliness to the area.  

While the Plaza may serve as a gathering place for Downtown em-
ployees and visitors during the lunch hour, the space is otherwise 
under-uti lized.  The metal chairs and tables are padlocked aft er work 
hours and on weekends, essenti ally closing the Plaza at those ti mes.  
There is tremendous opportunity  for the Plaza to become a focal 
point for community acti viti es.   

The plaza should be acti vated because the signifi cance of the adja-
cent building would naturally att ract visitors and because the cost of 
improvement could be signifi cantly less than acti vati ng other open 
spaces.  The Plaza is an open, fl at concrete surface which presents 
a nearly clean slate for improvements, meaning that the cost of 
converti ng the plaza into an att racti ve, accessible and usable open 
space would be relati vely unencumbered by diffi  cult infrastructure 

elements.    

aza abuts the tallest building in the Rocky Mountain
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The vision for Republic Plaza is as a chic urban locati on and 
a place to be seen in the heart of Downtown Denver.

Acti vati ng Republic Plaza would benefi t the surrounding retailers and gener-
ate increased revenue for the property and the City of Denver.  It would 
foster community and become a source of pride for workers and residents.  
Additi onally, acti vati ng Republic Plaza would demonstrate a commitment to 
and investment in Downtown and the people who live and work there.
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• Installati on of  a piece of public art / sculpture – a point of interest
• Review and remodel the Plaza as necessary to incorporate additi onal 

covered seati ng that is comfortable for people to use
• Create new physical features that promote social interacti on such as small 

speaker podiums and space for temporary staging or exhibits
• Install misti ng systems and landscaping such as green vegetati on, fl owers 

and trees in the middle of the Plaza to provide a welcome respite from 
the scorching sun

• Renovate the edge treatment around the Plaza to draw people into the 
open space

• Planned acti viti es for the Plaza could include free shows for the public 
sponsored by local businesses, rallies, demonstrati ons, vigils and seasonal 
acti viti es, such as a tall Christmas tree occupying the center of the Plaza 
with accompanying tree-lighti ng ceremony.    

• Provide wireless internet in the Plaza
• Moveable seati ng or walls and stairs designed for sitti  ng
• Suffi  cient lighti ng to make the space feel safe at night and encourage visi-

tors.
• Lower level retail moved upstairs onto the Plaza including local food, 

vending kiosks and fl oral carts; add a rooft op bar on the mezzanine build-
ing overlooking 16th Street Mall

• Add a children’s play area to welcome families into the space

Republic Plaza is already successfully used during business hours Monday through Fri-
day.  At lunchti me, people fi ll the space with vibrant social interacti on.  This phenom-
enon could further infl uence the vitality of Downtown Denver if the space were open 
during a wider range of days and hours.  This being understood, the below recom-
mendati ons could enhance the design of Republic Plaza, were it to be used as an open 
space.  The pictures to the right demonstrate plazas that are fi lled with consistent and 
signifi cant acti vity. 

Piazza Campo dei Fiori, Roma, Italy 

Fontana Di Trevi, Roma, Italy

Fontana Di Trevi, Roma, Italy
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Squares designed to be programmed and used by the public are successful.  
The infrastructure for such uses are built-in, given their proximity to retail 
and residenti al complexes and their centrality to urban centers.  Further-
more, the spaces tend to have management enti ti es in charge of them to 
assure their ongoing eff ecti ve use.  The following marketi ng initi ati ves and 
acti viti es would help to fully acti vate Republic Plaza: 

•    Develop a disti ncti ve graphic identi ty and brand for Republic Plaza
•    Create an online presence and website to communicate acti viti es 

at the Plaza
•    Facilitate strategic relati onships with other enti ti es with interests in 

neighboring spaces.  The already vibrant 16th Street Mall would 
help to acti vate Republic Plaza.

•    Promote social interacti on by att racti ng vendor carts or cafes to the 
site

•    Program seasonal events and acti viti es that will att ract people 

The pictures to the right show examples of successful plazas and squares.

Squares designed to be programmed and used by the public are succe
The infrastructure for such uses are built-in, given their proximity to re

Operati ons and maintenance of the Plaza will require the ti me of several 
staff  members, either employed by Brookfi eld or a newly created Plaza 
management company.  

Operati ons and maintenance of the Plaza will require the ti me of seve
staff  members, either employed by Brookfi eld or a newly created Plaza
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Trafalgar Square, London, England

Piazza della Signoria, Florence, Italy

Catalan City Squarem Sabadell, Spain
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Lot 162 is a 75,000 square foot assemblage of vacant land in the heart of Downtown Den-
ver, bordered by 15th Street, 16th Street, Welton Street and California Street.  It’s located in 
the high traffi  c area between the busy pedestrian 16th St Pedestrian Mall and the Conven-
ti on Center.  This block is adjacent to the 1,100 room Hyatt  Conventi on Center Hotel and 
RTD Light Rail. 

The history of Lot 162 is rich in blight and neglect.  For years, this site has been the center of 
att enti on, but nothing ever seemed to happen.  Nati onal developers looked at this site, but 
backed out at the last minute.  This site needed someone with a vision and that person was 
Evan Makovsky, with Shames Makovsky Realty Company.  Makovsky spent years trying to 
fully assemble this block and fi nally purchased the last piece in early 2008.  Since assem-
bling the block, the old Republic Hotel and Bank of Denver buildings were demolished (seen 
in the picture below) to create space for future development.    

In additi on to creati ng a large conti guous space for future redevelopment, Makovsky 
completely restored the long neglected Fonti us building on the corner of Welton and 16th 
Street, transforming it into the beauti fully restored Sage building.  While no fi rm plans for 
the site have been set, there has been much discussion of a large mixed-use project for the 
vacant land on Lot 162.  Unti l development of some kind can occur, a porti on of the parking 
lot on the corner of 15th and California is being used for a unique and aestheti cally pleasing 
community garden.  Prior to the garden, that corner was the site of a large tent used to host 
events during the Democrati c Nati onal Conventi on.

• Citi zens of Denver 
• City of Denver 
• Conventi on Center 
• Downtown Denver Partnership
• Hyatt  Regency 
• Nearby Residenti al Owners
• Neighborhood Groups 
• Overseeing Management Enti ty 
• RTD 
• Shames Makovsky Realty Company
• Surrounding Retailers and Businesses

Creati ng a higher and bett er use for this site 
will ensure the success of Downtown Denver 
for years to come.  The site is in a unique posi-
ti on, connecti ng the 16th Street Mall to the 
Conventi on Center, and it off ers the potenti al 
to spur development along the 15th Street.  
The development of this parcel will require a 
close partnership between public and private 
enti ti es.

art of Dow2 is a 75,000 square foot assemblage of vacant land in the he
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Lot 162 is located in the heart of Downtown Denver and has the poten-
ti al to be more than a single building or group of buildings. There is op-
portunity to create a nati onally recognized and unique square, drawing 
people from both near and far.  The close proximity to the conventi on 
center, public transportati on and the 16th Street Mall make it a perfect 
candidate for creati ng a square that would serve the people of Denver 
for decades.

Although a porti on of this site is currently generati ng revenue from 
hourly and daily parkers, it has not met its highest and best use.  An 
acti vated Lot 162 is a site with the power to bring friends and families 
together, substanti ally change the area around it and be an energeti c 
hub of acti vity for an enti re central business district. 

oten-ocated in the heart of Downtown Denver and has the po

Squares & Plazas - The Space Between Buildings: Activating Downtown’s Open Spaces: DDLP 2009 57



The vision for lot 162 is to create a 
vibrant and energeti c square in the 
heart of Downtown Denver that 
would serve as a place for locals and 
visitors to gather.  This block could 
serve as a primary hub for acti viti es 
in the Central Business District that 
would att ract residents, employees 
and visitors.

Acti vati ng Lot 162 would have an immediate and positi ve impact on the surrounding area and the 
15th Street corridor.  Additi onal retail and restaurants would be supported by the increased number of 
visitors; these new establishments would create new jobs.  New jobs would also be found in the newly 
formed governing body created to oversee all marketi ng, acti viti es, security and maintenance of the 
square.   

In additi on to acti vati ng Lot 162, there are considerable opportuniti es to acti vate other similar areas in 
the heart of Downtown Denver.  Someti mes it seems that around every corner there is a surface park-
ing lot.  Many of these parking lots are not well maintained and create an eyesore for the pedestrian.  
It is our recommendati on to improve the aestheti c appeal of these areas.  

•  Clean and repair surrounding sidewalks
•  Repair broken cables
•  Resurface and re-stripe lots more oft en
•  Improve the appearance of parking att endant shelters
•  Install att racti ve borders such as fencing or landscaping
•  Plant trees
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a.  Accessible to pedestrians and people arriving on public transportati on
b.  Ample light at night
c.  Abundant seati ng and shade
d.  Outdoor artwork
e.  Multi  and simultaneous use opti ons

a. 18th and Stout, Denver, CO b. Brampton, Ontario, CA

c. Brampton, Ontario, CA d. Commons Park, Denver, CO e. Pioneer Square, Portland, OR

The design of Lot 162 should specifi cally concentrate on pedestrian comfort, especially 
due to the Lot’s proximity to the 16th Street Mall.  The recommendati ons below strive to 
increase pedestrian usability and interest.  The pictures ti ed to each recommendati on repre-
sent successful implementati on of the recommendati on.
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•  Year round acti viti es to engage a broad range of visitors
•  Market as a place for all in Denver to meet and assemble
•  Brand the space and make it unique to the region

• Year round acti viti es to engage a broad range of visitors
• Market as a place for all in Denver to meet and assemble

•  Assemble one governing body for this site to oversee all operati on and 
        maintenance, including marketi ng and acti viti es
•  Maintain a safe and clean environment with a clear and well-defi ned 
        operati ons plan

• Assemble one governing body for this site to oversee all operati on a
maintenance including marketing and activities

• Form a Public Private Partnership to facilitate the acquisiti on of necessary 
funding

•  Form an improvement district to fund marketi ng, acti viti es, operati ons, 
and maintenance

Pioneer Courthouse Square, Portland, OR

The following recommendati ons for Finance & Policy, Marketi ng & Acti viti es and Opera-
ti ons & Maintenance will require a careful and well-defi ned Public Private Partnership.  All 
recommendati ons presume a dedicated management company and well-defi ned opera-
ti ons plan.  The images to the right are taken from Pioneer Square and are meant to repre-
sent a successful use of all recommendati ons.

Pioneer Courthouse Square Portland OR
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Newbury Street is located in Downtown Boston, one of the oldest citi es in the United States.  While 
the area is vibrant today, Newbury Street was historically one of the least desirable streets of the Back 
Bay.  Repurposing and rezoning to include retail/commercial elements has brought Newbury back to 
life.  The coveted houses and surrounding restaurants, bars, billiard halls, tatt oo parlors, etc., att ract 
tourists and locals, sti mulati ng the street with constant pedestrian movement.  The street parallels 
and intersects with other major commercial and residenti al streets, enhancing its accessability in the 
area.  Nearby streets support one another, allowing the enti re system to functi on as one profi table, 
revitalized Downtown area.

• Respects and uses the existi ng historic City fabric, maintaining historic integrity and citi zen pride 
• Connects desti nati ons and transit, allowing for easy pedestrian traffi  c, access and connecti vity
• One mile in length, Newbury Street is easily walkable
• Variety of retail along the street: high-end specialty to value oriented att racts a diverse crowd
• Major public/civic faciliti es in the area att ract people for multi ple reasons
• Att racti on to residents allows tourists to experience the local life
• Value is enhanced by creati ng buzz about competi ti on, increased value and historic preservati on

Thanks to the foresight of local individuals responding to urban renewal eff orts of the 70s and 80s, not all of 
Downtown Denver’s historic architecture was lost.  Just as the success of Newbury Street is due to the adapti ve 
re-use of historic architecture and development patt erns, there are opportuniti es in Denver to market the existi ng 
historic fabric and and to capitalize on development patt erns.  Redevelopment eff orts could enhance the acti vity on 
Downtown streets, as exemplifi ed by successful streets like Larimer Square, whose redevelopment has resulted in a 
successful open space and vital streetscape.
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Architecturally, the street remains 
much the same today as it existed a 
century ago.  However, at ti mes when 
the politi cal environment, funding 
availability, and public need have come 
together, certain properti es have been 
redeveloped publicly and with the 
help of neighborhood associati ons to 
enhance the corridor.  The neighborhood 
prides itself on the historic character 
of the street as well as the more recent 
interventi ons which combine to give the 
street a unique look.  To the right are 
tools gleaned from the experiences on 
Newbury Street.

TOOLBOX
Adequate & Consistent Funding 
Branding & Unique Identity
Citizen Interest & Support
Conservancy Groups & Neighborhood Associations 
Historic Preservation & Restoration 
Identifi ed Need
Political Support & Will 
Stakeholder Support
Supports Public Good
Timing

The design of Newbury Street is fi rmly 
grounded in the historical development and 
architectural patt erns of the area.  Following 
the decline of the residenti al success of the 
street in the early 1900s, adaptati on and reuse 
of the properti es to retail and restaurant uses 
came at a deliberate pace– ulti mately leading 
to a street with a diversity of uses and retail-
ers that cater to a wide populati on.  Through 
the protecti on of row houses and churches on 
the street by historical societi es, integrity of 
the street’s identi ty was preserved.  Newbury 
Street adopted a design aestheti c that is widely 
accessible to a broad community and has in-
creased the value and usefulness of the street, 
off ering large windows, extended sidwalks, 
abundant seati ng, new wayfi nding and signage, 
abundant walkway lighti ng, and access to public 
transportati on.  To the right are tools gleaned 
from Newbury Street applicable to Downtown 
Denver.

TOOLBOX
Accessibility
Acti ve Use of Surrounding Areas
Adequate Sidewalks
Branding & Unique Identi ty
Clear Vision/Goals
Conservancy Groups & Neighborhood Associati ons
Connecti vity 
Extended Windows 
Historic Preservati on & Restorati on 
Mixed-Use and High Density Development
Plenti ful Seati ng
Proximity to Other Att racti ons
Public Transportati on
Signage, Mapping & Wayfi nding
Supports Public Good
Thoughtf ul Parking

The fi nancing of the redevelopment of New-
bury Street and its conti nued operati ons is a 
perfect example of a well maintained public 
private partnership.  The funding is divided 
into private donati ons, government funding, 
and neighborhood group funds, property 
rent monies and more.  To the right are the 
tools that we feel to be the most signifi cant 
concerning the fi nance and policy of street 
redevelopment.  More informati on about 
Finance and Policy of Open Spaces can be 
found in the appendix.

TOOLBOX
Public Private Partnership
Adequate and Consistent Funding
Real Estate Fees
Government Funding
Private Donati ons
Conservancy Groups & Neighborhood Associati ons

Streets & Streetscapes - The Space Between Buildings: Activating Downtown’s Open Spaces: DDLP 2009 64



Most important in marketi ng a street is branding it 
with an image or identi ty that describes the street and 
is uniquely recognizable.  Marketi ng acti viti es should 
reinforce the brand, and extol the unique virtues of the 
street.  The brand identi ty of Newbury Street is that of 
a desti nati on.  While many streets serve as a means of 
transport from one place to another, the street itself is the 
desti nati on, and is a ‘must-do’ for visitors to the area. The 
brand identi ty of the street is one that businesses want to 
be associated with, and helps draw large names such as 
‘Marc Jacobs’, ‘Ralph Lauren’, and ‘Armani’.  For a street 
that is to be a desti nati on in and of itself, a full marketi ng 
plan would be warranted for just the individual street.  
The tools to the right are essenti al to successful marketi ng 
and acti viti es of a street.

TOOLBOX
Connecti vity Marketi ng Plan
Branding & Unique Identi ty 
Planned Acti viti es 
Persistent Adverti sing 
Plenti ful & Impromptu Acti viti es 
Signage, Mapping & Wayfi nding
Website & Social Media

The conti nued operati ons of a redeveloped street are 
perhaps just as important as the initi al development.  If 
a street is allowed to fall into disrepair, people will stop 
visiti ng the area and the development will have been a 
waste of ti me and community eff ort.  In the case of streets, 
conti nued operati ons are oft en managed under a public 
private partnership agreement.   For Newbury Street, 
private enti ti es manage sidewalks, trees, grounds, planters, 
trash, vermin, hours of operati on and furniture use, etc.  
Public agencies are responsible for zoning and certain 
amounts of funding and adverti sing.  The list to the right 
displays some of the most signifi cant tools found to work 
for the conti nued operati ons of a street.

TOOLBOX
Adequate and Consistent Funding
Conservancy Groups & Neighborhood Associati ons
Non-Profi t Management
Operati ons Plan
Public Private Partnership
Zoning Regulati ons

Because of the mix of public and private interests 
that streets hold, Public Private Partnerships 
(P3s) oft en make for the best fi nancial and 
operati ons plan.  They allow for both public and 
private funding and ownership of daily street 
maintenance.  P3s encourage and allow for 
citi zen involvement, and support the good of the 
community, encouraging politi cal support and 
additi onal funding sources.  With a clear vision 
and persistent fund-raising, P3s can be essenti al to 
project success.  The list to the right is a list of tools 
to help create and manage a successful P3.  More 
informati on about Public Private Partnerships can 
be found in the appendix.

TOOLBOX
Adequate & Consistent Funding 
Citi zen Interest & Support
Clear Vision
Conservancy Groups & Neighborhood Associati ons
Identi fi ed Need
Interested Developers 
Operati ons Plan
Politi cal Will & Support
Public Private Partnership
Stakeholder Support
Supports Public Good 
Zoning Regulati ons
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Blake Street between 20th and Broadway was historically an industrial area associated with the 
train tracks.  The opening of Coors Field in 1995 catalyzed the development of entertainment 
venues, restaurants and residences and Blake Street became an important street in Lower 
Downtown.  Since 1995, over 2,000 residenti al units have been constructed in the Ballpark 
Neighborhood – with many housing projects on Blake Street.  

The Ballpark Historic District was formed in 2002 to preserve many of the historic warehouses 
and buildings in the neighborhood.  This may explain that preservati on of warehouse sidewalks 
and streetscaping that caters to vehicular use.

The biggest eff ect on Blake Street in recent memory was the removal of the Broadway 
Street viaduct in 2000 which had made Blake Street inaccessible from Broadway.  With the 
reconfi gurati on of Broadway along with the Park Avenue viaduct and 20th Street, Blake Street 
has become a major access point to Lower Downtown for people coming from both I-70 and 
I-25.  

• Ballpark Neighborhood Associati on
• BID
• City and County of Denver
• Conservancy Groups
• Coors Field
• Property Owners 
• Retail & Business Representati ves
• Residents

The Ballpark Historic District is in place to 
protect the historic industrial character of 
the area.  Existi ng historic elements can help 
to develop street identi ty but can someti mes 
lengthen the development process or limit 
development opportuniti es.

The limited use of Coors Field outside of 
baseball season aff ects the consistent and 
acti ve qualiti es of the street.  Searching for 
ways to bring acti vity to the Ballpark during the 
off season would help acti vate the street.
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While there has been signifi cant redevelopment along Blake Street north of 
Coors Field, the properti es to the south remain largely undeveloped.  Blake 
Street’s history as a center for industrial uses impacts the ameniti es and 
pedestrian-friendliness of the street, even in its current, mixed-use state.  
These “holes” in the urban fabric of the street make it a less-desirable place 
to be from a pedestrian standpoint, and with the excepti on of game days, 
the street is simply a thoroughfare rather than a place for pedestrians to 
stop, gather or linger.

Because of the nature of the historic industrial uses along the street, some 
of the streetscape north of Coors Field lacks adequate sidewalks.  In some 
places, sidewalks are parti ally consumed by raised platf orms originally 
intended for delivery of materials by large trucks.  More signifi cantly, 
on the northwest side of Blake, many of the sidewalks are parti cularly 
narrow in areas with diagonal parking.  Many of the industrial buildings 
along the street now house retail, offi  ce, residenti al and restaurants, but 
the sidewalks, street trees and other pedestrian ameniti es have not been 
upgraded.

Blake Street would be a great opportunity for streetscape acti vati on.  It’s 
central Downtown locati on and its proximity to the Ballpark make it a 
perfect access route through the City and also provide a great opportunity 
to create a unique identi ty and brand.  Blake Street could easily be a 
Ballpark street, similar to the streets surrounding Wrigley Field in Chicago, 
with Ballpark features on buildings and store fronts.  This type of street 
would encourage pedestrian visitors and ulti mately increase the positi ve 
economic impact of the street’s retail and commercial stores.

While t
Coors FField, the properti es to the south remain largely undeveloped.  Blake

there has been signifi cant redevel pment alo g Blake Street 
Field, the properti es to the south remain largely undeveloped

north of e has been signifi cant redevelopment along Blake Street 
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The vision for Blake Street is that of a pedestrian and vehicle thoroughfare, 
connecti ng emerging residenti al uses at the north end of Downtown to 
offi  ce and commercial uses in LoDo.  The street would have a unique and 
defi ned identi ty to encourage visitors beyond baseball season.  Acti viti es, 
marketi ng and land uses along the corridor would capitalize on the baseball 
stadium, while creati ng an identi ty for the street that expands beyond that 
season.  The streetscape in this area should provide for safe and effi  cient 
movement of both residents in the Ballpark District and visitors to baseball 
games.  Because Blake Street is a major access route into Downtown, 
convenient vehicle access is important as well as safe movement for 
pedestrians and bicyclists; some alterati ons to traffi  c fl ow and street layout 
may be necessary.  

Blake Street is important to Downtown Denver from many 
perspecti ves.  During the summer months, many visitors to 
the City experience the street through acti viti es and desti na-
ti ons associated with Coors Field.  A great number of residents 
of the north and west suburbs use it as a primary access cor-
ridor to Downtown both for work and entertainment.  Also, 
an emerging residenti al district uses Blake Street as a primary 
pedestrian corridor to Downtown.

Streetscape improvements on Blake Street would provide 
safer access between Downtown Denver and the emerging 
Ballpark and River North neighborhoods.  Increased foot traf-
fi c and driver awareness through the corridor can encourage 
additi onal retailers along the street, while providing a stronger 
economic environment to retailers and restaurateurs on adja-
cent streets.  The branding of the street can be a boon for the 
City of Denver, land owners, and developers in the Ballpark 
District as a recognizable visitor desti nati on, att racti ng addi-
ti onal revenue and economic improvement to the area.
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a. Att ract a neighborhood grocery market
b. Add sidewalks in the areas where they are not present 
c. Change Blake Street from a one-way to a two-way street 
d. Introduce bulb-outs at intersecti ons and mid-block areas
e. Diversify restaurants/shops to lure a broad range of patrons
f. Extend curb lines south of 22nd Street north along the corridor to Broadway
g. Introduce consistent lighti ng to the corridor
h. Narrow the street
i. Northwest of intersecti on with 19th Street, expand the northwest-side sidewalk by replacing diagonal parking with parallel parking
j. Provide shade
k. Build a bicycle lane
l. Use raised platf orms to accommodate small amounts of outdoor seati ng

The design and accessibility directly impact the success and vibrancy of the street.  The recommendati ons made will create conti nuity, unique 
identi fy, safety enhancements, walkability, local citi zen benefi t, traffi  c maintenance and other characteristi cs of vibrant streets.  Below are spe-
cifi c recommendati ons for Blake Street with images of examples of successfully used streetscapes.

a. Blake Street, Denver, CO b. Manhatt an, NY c. 16th Street Mall, Denver, CO d. North end, Boston, MA

e. Times Square, New York, NY f. Newbury Street, Boston, MA g. 16th Street Mall, Denver, CO h. Newbury St, Boston, MA

i. Blake Street, Denver, CO j. Blake Street, Denver, CO k. Stout Street, Denver, CO l.  Bike Lane
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a.  Encourage or require ground fl oor retail and restaurant uses in the corridor, while bolstering the residenti al density along the street
b.  Pursue economic development funding to encourage the redevelopment of the existi ng vacant lots across the street from Coors Field
c.  Form an improvement district that is endowed with the means and personnel to maintain the streetscape and all the elements in it
d.  Mixed-use zoning to promote mixed-use development

a. 16th Street Mall, Denver, CO b. Blake Street Lots, Denver, CO

c. Various BIDs in Denver d. Zoning Code, Denver, CO

Mixed-use zoning and improvement districts are the most important aspects of redeveloping a street.  Mixed-use zoning will allow for varied 
commercial, retail and residenti al uses, which brings vibrancy to the street.  Improvement Districts provide a secure source of funding from 
property assessments, can apply for federal funding and they allow for public and private involvement.  The recommendati ons below are spe-
cifi c ways that Blake Street can be redeveloped using these tools, followed by images of successfully implemented tools or successfully formed 
groups to implement the tools.
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a.  Create a marketable brand for the District or street that capitalizes on baseball while creati ng a year-round identi ty
b.  Pursue a public art program 
c.  Incorporate look/theme exclusive to Blake Street

Marketi ng and acti viti es of Blake Street should capitalize on Denver sports, specifi cally the proximity to the baseball fi eld.  However, since sport-
ing events are limited to certain ti mes of the calendar year, it is necessary to fi nd ways to acti vate the street that do not depend on this seasonal 
acti vity.  It is essenti al to develop a marketi ng plan that targets certain age groups and caters to the acti ve community.  Below are some specifi c 
ideas for the marketi ng and acti viti es of Blake Street, followed by images of the tools as successfully implemented on nati onal streetscapes

b. Denver, CO c. 16th Street, Denver, COa. Chicago, IL

k ti d ti iti f Bl k S
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The ideal vehicle for the operati ons and maintenance of a street is a public private partnership.  In these agreements, a private enti ty maintains 
the streetscape with funds raised by parking or rent revenues.  This enti ty usually manages seasonal decorati ons, planters, sweeping, adverti s-
ing, trees, kiosks, etc., while public funds pay for physical maintenance such as sidewalks or roadway infrastructure.  Typically, government funds 
are in place for initi al development and it is in this phase that recommendati ons are made for planning a private enti ty to run operati ons upon 
completi on.  Below are images taken from 16th Street Mall that demonstrate the successful maintenance and operati on of a street.

d l vehicle for the operati ons and maintenan
t ith f d i d b ki

hi l f h ti
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Wynkoop Street is named aft er one of Denver’s founders: Edward Wanshear 
Wynkoop was the fi rst sheriff  of Arapahoe County and a Civil War soldier.  Many 
of the buildings along Wynkoop Street date back to the very early days of 
Denver. 

Wynkoop Street is home to Warehouse Row, which had its boom in the 1880’s, 
thanks to the proximity of the street to the railroad.  The street conti nued 
to operate as a warehousing district through much of the 20th century, unti l 
redevelopment and rehabilitati on eff orts were spurred by the invigorati on of 
LoDo in the late 1980’s.   At that ti me, the street and many of its buildings were 
protected by historic designati on, and the area was rezoned for mixed use with 
the help of a 501(c)(3) non-profi t.  Today, Wynkoop Street is home to several 
high-end restaurants and desti nati on retail located on the ground fl oors, with 
both residenti al and offi  ce uses above.

In the 1990’s, the constructi on of both Coors Field and the Pepsi Center brought 
acti ve desti nati on faciliti es that eff ecti vely bookend Wynkoop Street.  This 
encouraged the redevelopment of both existi ng buildings and vacant or under-
uti lized lots along the street.  The redevelopment of Union Stati on will further 
increase the acti vity along Wynkoop Street.

• BID
• Citi zens of Denver
• Denver Union Stati on Groups
• Downtown Denver Partnership
• LoDo District
• Lower Downtown Neighborhood Associati on 
• Property Owners
• Retail & Business Representati ves
• Union Stati on Neighborhood Company
• Union Stati on Advocates

The success of  Wynkoop Street will be directly impacted by 
the success of the Union Stati on redevelopment and Union 
Stati on plaza.  All consti tuents in the area should work 
to ensure that opportuniti es are being pursued with the 
enti re district in mind.
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With the redevelopment of Union Stati on, there is an opportunity to enhance 
Wynkoop Street.  Wynkoop abuts the northwestern frontage of Union Stati on and 
the associated Light Rail stati on, making it an essenti al commuter path.  In order to 
draw people or hold visitors, the street needs to be enti cing and engaging.  

The organizati on and development of Wynkoop Street will directly aff ect visitors 
numbers to that area of Downtown.  Further, as Denver gains a nati onal, and even 
internati onal focus, it is increasingly important to make the streets competi ti ve in 
the realms of sustainability, walkability and urbanism.
Increased visitors to Downtown will enhance tourism and local spending, thus 
bringing more money into the economy. Revitalizati on of Wynkoop Street will not 
only att ract visitors, but it will also provide a place for locals to gather.

With Denver’s Downtown Area Plan, Pedestrian Priority Zone and Bett er Denver 
bond programs, the future development of Downtown has a defi nite vision 
and clear goals.  Current development of Union Stati on will set a clear trend for 
development and will probably set forth clear recommendati ons for Wynkoop 
Street.  We have clearly defi ned our own recommendati ons for Wynkoop Street in 
the following pages.

With th
Wynkooop Street.  Wynkoop abuts the northwestern frontage of Union Stati on 
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The vision for Wynkoop Street is that of a desti nati on pedestrian street that 
draws upon the acti vity associated with the two major sports faciliti es that 
bookend the street and the future development of the Signature Space, 
Union Stati on.  Such a vision must incorporate abundant pedestrian features 
such as seati ng, pati os and vending opportuniti es and may require roadway 
and parking alterati ons.  Future redevelopment or retrofi tti  ng of existi ng 
buildings along the corridor should encourage multi ple storefront entries along 
the street (similar to Larimer Square) to invite acti vity and strengthen the 
desti nati on retail/restaurant character of the street. The elements included 
in this secti on have been explored in an eff ort to transform Wynkoop from a 
vehicle oriented street to a desti nati on pedestrian oriented street.    

The vision for Wynkoop Street is that of a desti nati on pedestrian street 
draws upon the acti vity associated with the two major sports faciliti es t

Wynkoop Street off ers a unique opportunity in Downtown 
Denver to create a recognizable desti nati on street.  The fact 
that the street has disti nct termini allows for a unique corridor 
focus.  The development of the Union Stati on neighborhood 
and the completi on of its transit faciliti es will bring vitality and 
energy to the corridor that retailers, restaurateurs, employers 
and residents will want to be a part of, encouraging additi onal 
economic and social advantages.
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a. Larimer Square, Denver, CO b. 16th Street Mall, Denver, CO

e. Wynkoop Street, Denver, COd. 16th Street Mall, Denver, CO d. Cherry Creek Mall, Denver, CO

a. High concentrati on of storefronts and entrances
b. Wider sidewalks
c. Wynkoop Street-specifi c site furnishings and plenti ful seati ng
d. Special paving materials
e. Capitalize on and encourage conti nuity of the existi ng raised “dock” areas

a. Larimer Square, Denver, CO

c. 16th Street Mall, Denver, CO c. 16th Street Mall, Denver, CO c. Larimer Square, Denver, CO

An important design element to the success of Wynkoop Street is its att racti veness to pedestrians.  To encourage pedestrian use is to encourage 
social and economic benefi ts.  Below are our suggested improvements for a successful pedestrian-oriented design of Wynkoop Street followed 
by well-known Colorado examples.  To increase commercial presence and to bring pedestrians to Wynkoop,  the following are recommendati ons 
for design elements:

porrtant design element to the success of Wy
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a. Encourage or require ground fl oor retail and restaurant use throughout the corridor
b. Mixed-use zoning
c. Form a special or local improvement district that is endowed with the means and personnel to main-

tain the streetscape and all the elements in it

a. Denver Zoning Code, Denver, CO

a. Various Denver BIDs, Denver, CO

Appropriate zoning is an important element of a pedestrian desti nati on street like Wynkoop Street.  Zoning can be a cumbersome politi cal 
pursuit, but it is essenti al for targeted redevelopment.  Below are recommendati ons, followed by images of successful examples.

opriate oning is an important
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a. Pearl St, Boulder COa. 16th Street Mall, Denver, CO

a. Brand the street and translate the brand into signage, website, etc.
b. Annual street festi vals, regular markets, or other opportuniti es for temporary closure of the street to automobiles
c. Free and convenient local transportati on

b. Larimer Street, Denver, CO

c. 16th Street Mall, Denver, CO

Marketi ng and acti viti es planned for the street are absolutely essenti al for successful streets.  Although the prolifi c redevelopment of Union 
Stati on will inevitably bring people to Wynkoop Street as commuters, making the street a desti nati on of its own will take acti ve marketi ng 
steps.  Below are our recommendati ons for the marketi ng and acti viti es of Wynkoop Street, followed by images of these suggesti ons as ac-
ti vely implemented elsewhere in Colorado.
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a. Form an improvement district.
b. Use improvement district funds to maintain the streetscape and all elements in it.
c. Licensing of food carts, kiosks, and other unique businesses by City or improvement district

a. Various BIDs, Denver, CO

b. 16th Street Mall, Denver, CO

c. 16th Street Mall, Denver, CO

Operati ons and Maintenance of a successful streetscape are oft en well-managed by non-profi t organizati ons under terms of a public private 
partnership.  In such an arrangement, a private enti ty maintains streetscape with funds raised by parking or rent revenues and manages sea-
sonal decorati ons, planters, sweeping, adverti sing, trees, kiosks, etc.  Public funds pay for physical maintenance such as sidewalks or roadway 
infrastructure, usually raised by bond issues.  Typically, government funds are in place for initi al development, and it is in this phase that we 
recommend planning for a private enti ty to run operati ons upon completi on.  Below are recommendati ons for the operati ons and mainte-
nance of Wynkoop Street, followed by images of successfully implemented partnerships elsewhere in Colorado.  

ations and Maintenance of a s
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Following are broad observati ons about acti vati ng open space.  It takes the cooperati on and dedicati on of many individuals and corporati ons to 
encourage development and acti vati on.  Working together creates a sense of common purpose and community that is crucial to revitalizati on.  
Acti vati on does not happen overnight and is not meant to be a short-term project; the process of invigorati ng a space takes years of planning and 
designing and decades of follow-through.  However, it is the ti me and dedicati on which make the space beauti ful, lively, acti ve, and impactf ul to an 
area’s socioeconomic status and cultural feel.  Though the process of acti vati ng a space may seem daunti ng when considering costs and ti meliness, 
it is the spaces between the buildings which make a city a home.  This is the place where we live, work and play.  It is more than a commuter 
thoroughfare or weekend desti nati on.  Below are some overarching tools consistent throughout the types of open space:

The Downtown Denver Partnership’s Leadership Class of 2009 is committ ed to the implementati on of the research fi ndings in the various open 
spaces of Downtown Denver.  Chris Geddes will serve as Class Trustee.  Report Committ ee, Presentati on Committ ee, and Co-Chairs are available for 
insight into fi ndings or for volunteer involvement to help oversee Downtown open space development.  For specifi c contact informati on, please see 
the class list secti on.

 Below is a list of resources that interested parti es can use to parti cipate in the acti vati ng Downtown Denver’s open spaces:

• Accessibility 
• Acti ve and persistent marketi ng  

CIVIC CENTER PARK
• Civic Center Friends blogspot is a resource for acti viti es and meeti ngs: htt p://www.civiccenterfriends.blogspot.com/
• The Civic Center Conservancy is acti ve in the preservati on and acti vati on of Civic Center Park: www.civiccenterconservancy.org

UNION STATION
• Redevelopment informati on can be found on the Denver Union Stati on Website: htt p://www.denverunionstati on.org/
• Union Stati on Advocates: htt p://www.unionstati onadvocates.org

NEIGHBORHOOD PARKS
• Capitol Hill United Neighborhoods, Inc is available via the Denver City and County website at www.denvergov.org
• Enterprise Hill Homeowners Associati on is available via the Denver City and County website at www.denvergov.org
• Northeast Community Congress for Educati on is available via the Denver City and County website at www.denvergov.org
• Points Historical Redevelopment Corp is available via the Denver City and County website at www.denvergov.org
• Southwest Capitol Hill Neighbors’ Coaliti on is available via the Denver City and County website at www.denvergov.org

REPUBLIC PLAZA
• The Plaza is owned and operated by Brookfi eld Properti es at www.brookfi eldproperti es.com

LOT 162
• Informati on about Lot 162 can be found on the Denver Infi ll website: www.denverinfi ll.com

BLAKE STREET
• Informati on about streetscapes in LoDo can be found on the LoDo Denver website: www.lodo.org
• The Ballpark Neighborhood Associati on: htt p://www.theballparkneighborhood.com/

WYNKOOP STREET
• Informati on about streetscapes in LoDo can be found on the LoDo Denver website: www.lodo.org
• Informati on about Wynkoop Street can also be found on the various Union Stati on resources shown above. 

GENERAL
• Denver Urban Renewal Authority - www.renewdenver.org
• Downtown Denver Partnership - www.downtowndenver.com
• City and County of Denver - www.denvergov.org
• Denver Post - www.denverpost.com
• Denver Infi ll - www.denverinfi ll.com

• Planned acti viti es
•      Singular management
•      Unique identi ty
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Denver currently uti lizes a number of organizati ons and fi nancing structures that could be applied to new open space projects.  Below is a brief 
descripti on of these organizati ons and fi nancing structures to help familiarize the reader with terminology and functi oning of various groups.

a. BIDS/LIDS/GIDS and Other Districts
Existi ng organizati ons and structures can be used to facilitate new projects, or new structures can be implemented as necessary.  New 
projects should coordinate with existi ng organizati ons in the area to ensure buy-in and support from local partners and interested 
stakeholders.  The City of Denver website has detailed informati on concerning existi ng organizati ons and formati on procedures for 
new ones.

• Business Improvement District:  A BID is a quasi-governmental management organizati on funded by annual assessments to 
commercial properti es within the district.  The Downtown Denver Business Improvement District was formed in 1992 and 
is responsible for cleaning, maintenance, capital improvements and repairs, security, marketi ng and promoti ons support 
and other economic development resources for the Downtown area.  The Downtown Denver Partnership contracts with the 
BID to provide these services.  Other local BIDs include East Colfax, Cherry Creek North, Cherry Creek Subarea, Old South 
Gaylord and West Colfax.

• Local Improvement District:  A LID allows an area to fund public improvements such as parks, streets, sidewalks, and alleys 
through special assessments.  LIDs have limited powers to issue debt.

• General Improvement District: GIDs are typically formed to build public infrastructure on raw land, or encourage commercial 
or residenti al development.  A GID may assess ad valorem taxes and charge rates, tolls and charges for services or faciliti es 
and may issue bonds.  GIDs are someti mes called Municipal Public Improvement Districts.

• Historic Districts:  The Denver Landmark Preservati on Commission can designate areas as historic districts.  For example, 
one of the most recognizable historic districts in Denver is the Lower Downtown Historic District (LoDo).  LoDo incorporates 
special signage and streetscape guidelines to maintain a consistent and historic feel to the neighborhood.  See Design 
Guidelines for Lower Downtown Streetscape at www.lodo.org.

• Neighborhood Associati ons & Neighborhood Organizati ons:  Neighborhood Organizati ons are general purpose groups 
formed to collecti vely address issues and interests common to an area.  Registered Neighborhood Organizati ons receive 
noti ce of zoning amendments and variances, liquor license applicati ons and other issues relevant to the neighborhood.  The 
City of Denver has hundreds of registered Neighborhood Organizati ons.

• Metropolitan Districts:  These special districts are typically created to provide ambulance service, water, sanitati on, fi re 
protecti on, parks and recreati on districts.  Metro Districts are quasi-municipal corporati ons and have greater powers than 
LIDs or GIDs.  Metro Districts have the power to levy ad valorem taxes, fees, rates or charges or to issue bonds and incur 
indebtedness in the furtherance of improvements in the district.

• Local Maintenance Districts: Local Maintenance Districts are formed to maintain existi ng public improvements.  
Maintenance costs are funded through annual assessments to all benefi ted properti es.

b. Non-Profi t Partners
Many citi es have outsourced the development, constructi on, maintenance, and operati on of city parks to third parti es providers.  
Commonly, these third parti es operate as non-profi t 501(c)(3) corporati ons with the sole purpose of providing services to a specifi c 
park or facility pursuant to an agreement or master-lease with a municipality.  This structure allows the non-profi t organizati on 
to operate the area as a business, coming up with a fi nance structure that includes operati ons and capital improvements.  While 
acti vati ng the park with programming, they are able to create a consistent revenue stream from permit fees, leases etc.  In additi on, 
the non-profi t organizati on may be bett er equipped to monitor the public space and ensure that it is being properly and effi  ciently 
uti lized, thus creati ng a desirable space that people want to visit.  Finally, third party non-profi t operators can be more effi  cient 
because they are not subject to the same administrati ve burdens as city agencies and may be in a bett er positi on to seek funding  
from private sources.  Many of the spaces that we considered as a part of this project are operated by non-profi t or other private 
organizati ons:

• Pioneer Courthouse Square is managed by a 501(c)(3) non-profi t through a mutual agreement with the City of Portland.  
The non-profi t has the authority to permit the area for events and rent out retail space to tenants.

• Millennium Park is operated by the Chicago Offi  ce of Cultural Aff airs while Chicago Parks & Recreati on is responsible for 
maintaining the vegetati on of the park.

• Batt ery Park Conservancy is a 501(c)(3) that operates via a special agreement with the City.
• Newbury Street is maintained by a non-profi t business associati on that enforces rules that all tenants of the area agree to 

abide by.
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A public private partnership (P3) is a contract or writt en agreement made between a public agency and a private enti ty which allows for cooperati ve 
and shared use of each group’s resources to develop a project for the benefi t of the surrounding community.  Public private partnerships can be 
either for-profi t or non-profi t, depending on the structure of the agreement and the fi scal responsibiliti es.  A for-profi t P3 is able to obtain as much 
monetary compensati on as possible aft er the completi on (or someti mes during the completi on) of the project.  Their return, in other words, is not 
fi xed.  Non-profi ts are restricted to certain levels of returns, but are able to access more public funding and private donati ons, and the contract 
usually results in the City’s ownership of the property.

* Benefi ts of P3s
Bett er access to capital 
Community service 
Funds can be ‘ear marked’
Everyone wins 
Formal or informal 
Greater effi  ciency
Higher land values 
Improved quality 
Maximizes use of strengths 
Minimize bureaucrati c procedures 
More fl exibility 
Mutually benefi ti al
Public contribute to the project 
Reduced costs
Reduced public capital investment
Revitalizati on
Risks are equal and reduced
Shared skills, assets, resources
Shorter project durati on
Supports public need

* Risks of P3s
Additi onal procurement procedures may need to be defi ned 
Changes of law can lead to PPP framework dissoluti on 
Diff ering agendas must be coalesced into one goal 
Economic shift s can lead to less public or private funds 
Liability defects 
Multi ple decision makers can mean dissenti ng opinions 
Politi cal stability can be diffi  cult to secure 
Protecti onism can be diffi  cult to overcome 
Revenue must be guaranteed which can be diffi  cult to secure 
Shared risk and reward means more eyes on the project 
Shared value and profi ts can mean confl icti ng interest
Taxpayer consent can be diffi  cult to att ain 
Time consuming communicati on with public

* How to - A Brief Guide to Starti ng a Public Private Partnership
1. Identi fy an area where there is need for improvement  
  * People are generally more willing to parti cipate in a development if it involves community improvement and benefi t.  
  * Before considering a P3, identi fy the area.

2. Organize a detailed meeti ng in which you decide whether to or not to use a P3
  * Defi ne WHY you are using a P3 

           * Outline advantages/disadvantage of a P3
  * Outline potenti al investors and developers
  * Determine stakeholders 
  * Determine available politi cal support
 There’s no need to embark upon a P3 only to later decide that you don’t have the politi cal, fi nancial, or public support needed to 

complete the project.  Moreover, you don’t want to get other enti ti es involved only to force an embarrassing withdrawal of the project. 

3. Have a meeti ng WITH SENIOR PEOPLE to decide goals of the project
 *Outline the goals of the project in detail 

          1.  Clear expandable vision 
          2.  Identi fy specifi c boundaries, with specifi c purpose, with specifi c ameniti es, i.e. ground cover, seati ng, shade etc.
     Unclear goals and purpose can lead to costly change orders, additi onal work orders, and/or a lack-luster completi on.  

4. Introduce the project formally
 * Hold a public forum or introductory meeti ng which can introduce idea to the public, government offi  cials and potenti al   
 contractors

 Any project, no matt er how fabulous the idea, can fail if the citi zens and/or public offi  cials are not given the opportunity to provide 
input or feedback.  As Axel Bishop cleverly explains, “validati on is a powerful neutralizer of fear or anger.”

Public Private Partnerships - The Space Between Buildings: Activating Downtown’s Open Spaces: DDLP 2009 86



5. Submit a Request for Qualifi cati ons
 * RFQ ensures the project will receive the best professional services, and is also a way of solidifying scope of the project  
 * Use submitt ed qualifi cati ons to narrow the list to prequalifi ed contractors who propose on the fi nal project 

6. Hold a public meeti ng
 * Reintroduce project to the public and allow them to meet selected project fi rms.  

  * Maintain transparent project approach and consider input of community 

7. Meet with prequalifi ed contractors
 * Clarify expectati ons of contract

          1.  Who provides what
          2.  Length of ti me and what services they will provide
          3.  Intricate detail of project
 Although the terms of the contract can be sensiti ve to contractor needs, make sure that your needs are being met and that you are 

clear about what you need to make this project a success from your end.  Be open to changing your contract to accommodate the 
needs and desires of your contractor.  

8. Submit a Request for Proposal (RFP)
 * Be clear in your RFP

           1. Consider DBE requirements
           2. Cost expectati ons
           3.  Schedule
           4.  Project scope of work 
 Contact with proposing fi rms up to this point is usual, but make no assumpti ons or insinuati ons on selecti on.  Point value systems are 

oft en used to evaluate proposals, ensuring that only a certain percentage of value is delegated to costs.  Value does not necessarily 
mean the lowest cost. 

9. Introduce your team and your plan
 *  Introduce team to the community.  

 Oft en, this meeti ng is coordinated and presented by the chosen contractor, taking the opportunity to show their concept to the public.

10. Conti nue to be open and transparent
 * Stay involved as project develops

  * Remain interested and transparent
 Maintain control of the project so that the contractor feels supported.  Consider additi onal public meeti ngs and consistent progress 

reports with the developer.

. Submit a Request for Qualifi cati ons
* RFQ ensures the project will receive the best professional services and is also a way of solidifying scope of the project
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* Keys to Successful P3s
Acti ve public involvement 
Clarify why you’re using a P3 
Clear and balanced project roles, responsibiliti es, and risks 
Community and politi cal approval
Competi ti ve contractor interest who looks out for “Public Good”
Consider nearby parcels and developments 
Contractors and team members are experienced at PPP projects 
Defi ne need for project clearly 
Defi ne stakeholder benefi t 
Demonstrated community need 
Detailed asset control and contract 
Detailed business plan 
Don’t play the “blame game” 
Each party reviews contract carefully 
Early defi niti on of relati ve scope and feasibility 
Environmental constructability 
Existi ng PPP Framework

Flexible project ideas with defi ned design requirements 
Gradient levels of agreement 
Guaranteed, adequate and viable revenue stream 
Know your partner well 
Limited complexity of PPP contract 
Maintain open communicati on
Maintain spirit of openness and communicati on 
Monitor and report on project consistently 
Oblige the most qualifi ed employees to be engaged
Perform all necessary due diligence 
Public sector conti nues to maintain and monitoring project 
Regular meeti ngs at both managerial and technical levels
Share a common vision 
Stakeholder support 
Transparent, open, and fair selecti on process
Well-defi ned PPP laws
Willing and accommodati ng partnership

* Successful United States Examples
21st Street and Opportunity Drive, Wichita, KS 
Alameda Corridor Rail Expressway – Southern California 
Anton Anderson Memorial Tunnel – Whitti  er, AK
Atlanti c City Briganti ne Connector – Atlanti c City, NJ 
Atlanti c Stati on 17th Street Bridge – Atlanta, GA 
Automated Traffi  c Photo Enforcement – Washington, DC 
Biodefense Campus – Frederick, MD 
Blount Street Sale, Restorati on and Redevelopment, Raleigh, NC 
Buff alo Water System – Buff alo, NY 
California Bays Parkway – Murtle Beach, SC 
Cambridge Energy Alliance – Cambridge, MA
Camden Water and Wastewater Systems – Camden, NJ 
Central Park NY 
Chicago Skyway – Chicago, IL 
Conroy Bridge Interchange at I-4 – Orlando, FL 
DC Parking Meter Management – Washington, DC 
Denver RTD Southeast Corridor Lightrail Tracks – Denver, CO 
E470 – Denver, CO 
Environmental Management Corporati on – Monmouth, IL 
Fredericksburg Historic District Parking Deck, Fredericksburg, VA 
Grand Central Terminal NY, New York, NY 
Great Falls Wastewater Treatment Plant – Great Falls, MT 
Green Rock and Pocahontas Correcti onal Centers – Chatham and 

Pocahontas, VA 
Gulfport Public Works – Gulfport, MS 
Hammerhead Barracks – Fort Knox, KY 
Hancock Geriatric Treatment Center – Williamsburg, VA 
Herryfod Village at Fort Belvoir, Fort Belvoir, VA (2007) 
Hiawatha Light Rail, Minneapolis, MN 
Highway 63 Transportati on Corporati on, Kirksville, MO  
Indianapolis and Veolia Water Partnership – Indianapolis, IN 
IPASS public private partnerships for Illinois Tollway, IL 
James F Oyster Bilingual Elementary School, Washington, DC 
Jersey City PPP for Operati on, Maintenance, and Management of 

Municipal Water System – Jersey City, NJ 
Hinesville Public Works – Hinesville, GA
Live Oak Wastewater Treatment Facility – Live Oak, FL

Massachusett s Route 3 North Project, MA 
Metropolitan Government of Nashville Energy System – Nashville, TN
Milwaukee PPP for Operati on, Maintenance, and Management of Mu-

nicipal Wastewater System – Milwaukee, WI 
New York Avenue Metro Stati on, New York, NY  
NJ Transit Hudson-Bergen Light Rail Tracks, NJ 
Oklahoma City Wastewater Treatment Prtnrshp – Oklahoma City, OK
Operati on of Sandy Springs – Sandy Springs, GA
Optech and Long Beach PPP – Long Beach, MS
Parks Maintenance – Grants, NM
Pocahontas Parkway, Richmond, VA
Redevelopment of James A Farley Post Offi  ce Building, New York, NY 
Redevelopment of Chatt anooga TN 
Route 28 Interchange Expansion – Fairfax County, VA
San Mateo County Pre-Hospital Support Service – Hillsborough, CA
Skyline Park – Denver, CO
South County Secondary School – Lorton, VA 
South Bay Expressway – San Diego, CA
Springfi eld Wastewater System – Agawam, MA Riverside County Library 

System – Riverside County, CA
State Highway 130 – Austi n, TX 
TRADOC Command Study of Directorate of Public Works and Logisti cs – 

Ft. Monroe, VA
TREX I-25 – Denver, CO
Tren Urbano Rail System – San Juan, Puerto Rico
Trans-Texas Corridor – Central TX 
Union Stati on Washington DC
Universal Boulevard Bridge – Orlando, FL
University of Maryland Infrastructure Program – College Park, MD
Vancouver Wastewater Treatment Project – Vancouver, WA 
Wastewater Operati ons, Maintenance, & Management – Corning, CA
Water Taxi Beach NY 
West Corridor Campus Housing: Auraria Campus, Denver, CO
Westpark All Electronic Tollway – Houston, TX 
WMATA Largo Metrorail Extension, Washington, DC

eys to Successful P3s
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Signature Spaces:  
1. htt p://www.millenniumpark.org/
2. www.wikipedia.com
3. Millennium Park Economic Study by Goodman Williams Group, April 25, 2005
4. Millennium Park: A Model for Successful Urban Green Space Redevelopment, by Nick Groos and Matt  Dages, December 3rd, 2008
5. The Millennium Park Eff ect, Spring 2005 Economic Development Journal
6. htt p://www.millenniumpark.org/
7. The Planning Report interview with Ed Uhlir
8. Denver Union Stati on Public Spaces Symposium 
9. Downtown Denver Partnership
10. Union State Neighborhood Company 
11. Union Stati on Advocates
12. Jerome Barth – Bryant Park
13. Business Aff airs for Bryant Park Corporati on
14. 34th Street Partnership
15. Chelsea Improvement Company
16. Chad Munitz – Foundati on Square
17. 3CDC
18. Foundati on Square
19. Bob Gregory – Campus Marti nus Park 
20. Detroit 300 Conservancy
21. Richard Czoski – Sante Fe Railyard
22. Sante Fe Railyards
23. Terry Guen – Millennium Park
24. Blue Ribbon Philanthropists
25. Denver Union Stati on Project Authority
26. Denver Civic Center Design Guidelines (2009)
27. Denver Justi ce Center Framework Plan (2006)
28. Denver Civic Center Park Master Plan (2005)
29. Civic Center District Plan (2005)
30. Civic Center Friends
31. www.fl ickr.com

Neighborhood Parks: 
1. www.fl ickr.com
2. www.nyti mes.com
3. www.nycgovpark.org 
4. www.denvergov.org
5. www.thebatt ery.org
6. www.nsacolorado.org
7. Batt ery Park Conservancy 
8. www.panoramio.com
9. htt p://eadsrv.denverlibrary.org 
10. RNL Design 
11. Denver City and County of Theatres and Arenas
12. Life on Capitol Hill
13. Denver Public Library
14. Denver Urban Renewal Authority

Squares & Plazas:  
1. www.pioneercourthousesquare.org 
2. Gragg, Randy and Alverson, Audrey. “Pioneering the Square” Portland Spaces. 01 September 2009
      <htt p://www.pioneercourthouseSquare.org/Pioneer_Sq_040609.pdf>.
3. Project for Public Spaces (PPS) website (www.pps.org): Pioneer Courthouse Square: Why it Works
      htt p://www.pps.org/great_public_spaces/one?public_place_id=19
4. www.wikipedia.org 
5. www.fl ickr.com

Si ature Spaces:  
1 http://www millenniumpark org/

S
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Streets & Streetscapes: 
1. en.wikipedia.org/wiki/Newbury_Street_(Boston)
2. www.newbury-st.com/ 
3. maps.google.com/ 
4. www.newbury-st.com
5. www.visitbostonbackbay.com
6. www.newburystreetleague.org
7. en.wikipedia.org/wiki/Boston
8. en.wikipedia.org/wiki/Denver
9. www.denverhistorytours.com/
10. www.messner-reeves.com/
11. www.lodo.org/
12. www.larimerarts.org
13. www.oktoberfestdenver.com
14. www.denverinfi ll.com
15. www.denvergov.org
16. www.downtowndenver.com
17. www.cherrycreeknorth.com
18. www.rfpcommunityfoundati on.com
19. www.westcolfaxbid.org
20. www.southgaylordstreet.com
21. www.civiccenterconservancy.org
22. www.bonjourtelluride.com
23. www.claytonlaneretail.com
24. www.fl ickr.com
25. www.newburystreetleague.org
26. www.visitbostonbackbay.com
27. www.hagopianhotels.com/ngh
28. www.newbury-st.com
29. www.wikipedia.org
30. www.allposters.com
31. photos of Larimer square courtesy of Larimer associates
32. www.subwaynut.com 
33. htt p://blog.pps.org 
34. www.wordpress.com 
35. www.thenewburyline.com 
36. Mark Bernstein, Denver Parks and Recreati on 
37. Kristi n Keefer, Boston Redevelopment Authority 
38. Lois Harvey, Neighborhood Associati on of the Back Bay
39. James Hill, Licensing and Building Use Committ ee of the Neighborhood Associati on of the Back Bay
40. Meg Mainzer Cohen, Back Bay Associati on

General References
1. htt p://americancity.org/daily/entry/1692/
2. htt p://www.pps.org – the Project for Public Spaces website
3. htt p:// htt p://www.portlandonline.com/parks/?c=35300 – Portland’s Parks & Recreati on website
4. htt p://en.wikipedia.org
5. Urban Open Space – Designing for User Needs, Mark Francis, 2003
6. www.fl ickr.com
7. www.denvergov.org - City and County of Denver website

S ets & Streetscapes: 
1 en wikipedia org/wiki/Newbury Street (Boston)
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Public Private Partnership:  
1. Abdel Aziz, A M.  “Successful Delivery of Public-Private Partnerships for Infrastructure Development.”  Journal of Constructi on Engineer-

ing and Management, 133 (12).  December 2007: 918-931.  
2. Abdel Aziz, A M and Russell, A D.  “A Structure of Government Requirements in Public-Private Partnerships.”  Canadian Journal of Civil 

Engineering, 28 (6).  2001: 891-909.  
3. AECOM Consult Team for US Department of Transportati on Federal Highway Administrati on.  “Case Studies of Transportati on Public-

Private Partnerships in the United States.”  Final Report – Work Order 05-002.  July 7, 2007.
4. AECOM Consult Team for US Department of Transportati on Federal Highway Administrati on.  “Case Studies of Transportati on Public-

Private Partnerships Around the World.”  Final Report – Work Order 05-002.  July 7, 2007.
5. AECOM Consult Team for US Department of Transportati on Federal Highway Administrati on.  “User Guidebook on Implementi ng Public-

Private Partnerships for Transportati on Infrastructure Projects in the United States.”  Final Report – Work Order 05-002.  July 7, 2007.
6. Bishop, Axel.  Personal Interview.  August 18, 2009.
7. Bishop, Axel.  “Planning for parks: include public in the process.”  Colorado Real Estate Journal.  August 2009: 29.
8. Desmond, John and Milestone, Cassie.  Personal Interview.  August 13, 2009.
9. Diwik, James; Duvall, Tyler; Placilla, Mel; Prieto, Bob; Swain, Kimberly.  Perspecti ves on Public Private Partnerships from a Developer/

Contractor.  American Bar Associati on Tort Trial and Insurance Practi ce Secti on Fidelity & Surety Law Committ ee.  New York.  January 
2009.

10. Jennings, Jill.  Personal interview.  August 7, 2009.
11. Makovsky, Evan .  Personal interview.  November, 2009
12.    Middleton, Brian.  Personal Interview.  August 12, 2009.
13. Nati onal Council for Public-Private Partnerships.  2009.  The Nati onal Council for Public-Private Partnerships.  August 12, 2009.  <htt p://

www.ncppp.org>
14. Prieto, Bob. Commission on State Asset Maximizati on Hearing.  Westchester County.  2008.
15. Prieto, Bob.  Key Characteristi cs of Viable PPP Projects.  5th Annual PPP US Summit.  Washington, DC.  March 11, 2009.  
16. Prieto, Bob.  Personal Interview.  August 17, 2009.
17. Prieto, Bob.  PPP Legislati on and Regulati on from a “Greenfi eld” Developer Perspecti ve.  Internati onal Bar Associati on 6th Biennial 

Conference.  Washington, DC.  April 2007.
18. Prieto, Bob.  “PPPs: A Contractor/Developer’s ‘How To’ Guide.”  Nati onal Council for Public Private Partnerships.  October 2005.  August 

12, 2009. htt p://www.ncppp.org/resources/papers/prieto_howtoguide.pdf
19. US Department of Transportati on: Federal Highway Administrati on – Public Private Partnerships.  2009.  Federal Highway Administra-

ti on.  August 12, 2009. <Htt p://www.fh wa.dot.gov/PPP>
20. United States.  US Department of Transportati on.  Federal Transit Administrati on.  “Report to Congress on the Costs, Benefi ts, and Ef-

fi ciencies of Public-Private Partnerships for Fixed Guideway Capital Projects.”  Washington: FTA, 2007.

bliic Private Partnership:  
1 Abdel Aziz A M “Successful Delivery of Public-Private Partnerships for Infrastructure Development ” Journal of Construction Engineer-
i i hi
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Jackie Benson - MoyeWhite
Chuck Binder - Kiewit Building Group
Heather Campbell - RedPeak Properti es
Shannon Danitz - Pure Brand Communicati ons
Keith Dauper - Sports Shares
Chris Geddes - studioINSITE
Ben Geiger - Corporex
John Kerns - Downtown Denver Partnership
John Kudrycki - Rossetti   Architecture
Emily Murphy - Calibre Engineering
Jeff  Steepleton - Galloway Group
Jennifer Tierney
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Maria Berrones - Berenbaum Weinschienk  
Wendy Hession - Trammell Crow Company 
Jason Konzak - Virsage Soluti ons
John Kudryki - Rossetti   Architecture 
Virginia McAllister - Iron Horse Architects
Jay Philp - Ott en Johnson Robinson Neff  & Ragonetti   
Connie M. Ross - Emily Griffi  th Opportunity School

Brandy Bertram - Denver Venture School 
Jeff  Frahm - CraineFrahm Architects 
Emily Murphy - Calibre Engineering*
Deborah Ramsey - United Western Bank
Connie M. Ross - Emily Griffi  th Opportunity School
Dee Warren - CDM

Kara Aylesworth - SlaterPaull Architects 
Brandy Bertram - Denver Venture School 
Susan Beyda - Colorado Business Committ ee for the Arts 
Shannon Danitz - Pure Brand Communicati ons 
Jeff  Frahm - Craine Frahm Architects 
Jorgen Jensen - LoDo District / Blue Moon Financial
John Kerns - Downtown Denver Partnership 
John Kudrycki - Rossetti   Architecture
Kathy MacKay - Metropolitan State College of Denver 
Josh Peters - Vectra Bank 
Deborah Ramsey - United Western Bank 
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Jennifer Tierney 
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Tom Klein - Humphries Poli Architects 
Kevin Patt erson - Denver Parks and Recreati on 
Eric Peterson - Colorado State Bank & Trust 
Jody Pritzl - Gates Corporati on 
Kindell Williams - RNL
Jeff  Steepleton - Galloway Group

Blake Adams - Adams Land 
Heather Campbell - Redpeak Properti es
Ben Geiger - Corporex Colorado
Matt  Haddad - Colorado Rockies Baseball Club 
Alyssa Hartman - i2 Constructi on
Krystal Hoeft  - Wells Fargo Bank 
Virginia McAllister - Iron Horse Architects
Jason Miller - Mortenson Constructi on
Garrick Munday - Holme Roberts & Owen 
John Reinsma - Weston Soluti ons
Amy Ruhl - Brownstein Hyatt  Farber Schrock 
Tara Sakraida - Greenberg Traurig
Jeff  Stamper - Auraria Higher Educati on Center 
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Dee Warren - CDM
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501(c)(3):  Funding option.  For more information, please see the Finance and Policy Appendix.

Accessibility:  The ability of patrons to access and utilize a site is of unparalleled importance.  If users are un-
able to easily access the site, they are likely to skip the venture all together.  Accessibility includes access 
to all pedestrians, including the physically, vision or hearing impaired, as well as cyclists and vehicles.

Active Use of Surrounding Areas:  Part of activating a space is ensuring and investigating the active use of 
spaces surrounding the designated project area.  A project will be more successful or more likely to suc-
ceed if the areas around it are vibrant and fi lled with pedestrian activity.  Visitors to a space are more likely 
to linger and investigate surrounding areas if the space has abundant lighting and seating.  

Adequate & Consistent Funding: A common pitfall of many projects is inadequate or ill-planned funding. 
Consider that the project will need to funded throughout its lifespan, including future operations and main-
tenance.  Too often, operations and maintenance are neglected, and the site falls into disrepair.  Below are 
some ideas for funding opportunities:
Tourism Fees:  Fees from landmarks or tourism groups can go to benefi t the space.
Event/Activity Fees:  Events and activities can provide revenue to the space.
Fundraising:  Residents and businesses could be tapped to provide money towards fundraising efforts. 
Offering opportunities to donate to a project in exchange for name recognition or other direct donor refer-
ences will often encourage people to donate to a cause.
Licensing Fees:  Commercial or residential licensing fees could be directed back to the space.
Parking Fees:  If parking is designated for the site, fees could go towards the continued operations of the 
space.
Kiosk Fees:  If the site includes commercial kiosks, a portion of the proceeds could go to benefi t the 
space.  As was noted above, licensing fees could also benefi t the space.
Private Donations:  Private benefactors and concerned citizens are often likely to help fund a philanthrop-
ic project in their local community.  Reaching out to these donors could help fund many projects.
Sponsorships:  Companies will sometimes sponsor projects in exchange for advertising opportunities 
within the site after project completion.
Group Fees:  Neighborhood groups, conservancies, or partnerships often have associated membership 
fees.  Some or all of these fees could help to fund the project.
Real Estate Fees:  Real estate located adjacent to open space has been proven to have higher value than 
comparable spaces further away from the open space.  The project team could leverage this by charging 
real estate fees that go to benefi t project completion or future maintenance costs.
Government Funding:  Government funding can be requested for projects that will enhance the com-
munity.  Although economic turbulence can sometimes limit government funding capabilities, they should 
nevertheless be researched.
Private Donations:  Often the most infl uential supporters of redevelopment are citizens.  Reach out to the 
community for support.
Rental Equipment:  Many open spaces offer chairs, microphones, lounge equipment or other rentals as a 
means of subsidizing funding.
Garage Revenue/Parking Fees:  The funding of many open paces has been supplemented by bonds 
which are repaid with fees obtained from the space’s parking garages or lots.

01((c)(3): Funding option.  For more information, please see the Finance and Policy Appendix.( )(3) di i i f i l h i d li A di
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Adequate Sidewalk:  Room for pedestrian movement is highly encouraged for any urban open space.  In city 
centers, people tend to navigate the streets in areas that are easily walked.  Wide sidewalks are easy to 
transverse.  Further, sidewalks should consider the visually and hearing impaired, incorporating textured 
pavement and pedestrian signage that can be heard as well as seen.

Branding & Unique Identity:  The identity of a space allows for a feeling of place and destination.  An iden-
tity encourages and supports enhancements.  Identity is created with the implementation of specifi ed brand-
ing.  A unique look to signs, billboards, maps, lights, benches and marketing materials will all go towards 
the establishment of an identity of a given space.

Citizen Interest & Support:  One of the most instrumental groups in any redevelopment is the citizenry.  The 
people that live, work and play in a space are likely to encourage or deny development in their community.  
Citizen support should always be sought at the beginning stages of a project before attempting to move it 
forward.  Further, citizen support helps to gain political support (and visa versa) which is also crucial to 
project development.

Clear Vision/Goals: Transparency is crucial to project success.  A project must be well-defi ned and the goals 
of the project should be known by all those involved.  Develop a community-supported vision and goal for 
any project.  

Connectivity:  The ease with which a project connects to surrounding areas is essential to project success.  If a 
site is disconnected or diffi cult to access, it is highly likely that people will avoid the space.  Highly suc-
cessful spaces are accessible by transit, bicycle and foot traffi c, as well as automobile. 

Conservancy Groups & Neighborhood Associations:  These sorts of organizations can be great assistance to 
the redevelopment of any site.  They can help with advertisement and public outreach as well as fundrais-
ing and general idea conception.  These may be well-established groups or newly created for the space. 

Convention & Visitors Centers:  As hubs for tourists and residents alike, organized centers such as convention 
centers or visitors centers can offer assistance with marketing and advertisement of a space.  

Defi ned Demographic:  It is important to know the audience for a space.  People’s interests change across dif-
ferent age and ethnic groups, and these differences should be considered when planning a space.

Design for Physicality & Programming:  In a state as nationally recognized for activity as Colorado, design-
ing a space for physicality and programming is essential.  In this state in particular, many visitors seek 
physical and tangible interaction.  Whether this takes the shape of fountains, playgrounds, amphitheatres, 
public art, trees, dog parks, interactive lighting or other elements, consider how the visitor will engage with 
a space and create a design that accommodates those needs.

Ad quate Sidewalk: Room for pedestrian movement is highly encouraged for any urban open space.  In city 
centers people tend to navigate the streets in areas that are easily walked Wide sidewalks are easy to
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Expanded Windows: People are drawn to retail with large windows and transparent store fronts.

Fountains:  People are inspired and activated by water features, especially in the summer months.

Gardens:  Especially in urban areas where greenry is rare, gardens are a wonderful way to attract people to an 
area and to ensure that they will return.

Historic Preservation & Restoration:  Colorado is rich in history and many of our urban spaces have invalu-
able historical signifi cance.  For this reason, it is important to consider the history of a site prior to design.  
With historic sites come competing interest, restoration efforts, political agendas and citizen opinions that 
must be equally considered and incorporated into a successful design.

Ice Rink:  Keeping an open space lively during the winter months can be diffi cult.  Drawing people out of 
their homes and offi ces and into the snow and cold can be a challenge.  The implementation of winter fea-
tures such as an ice rink, may encourage visitors during the colder months.

Identifi ed Need:  A space is more likely to attract public and political support if it is in need of improvement.  
Historically disadvantaged sites should be identifi ed and development should focus on these areas fi rst.

Impromptu Activities:  Just as important as planned activities are the unplanned activities that take place in a 
space.  The design of a space should leave room for impromptu visits and creative use.  

Improvement Districts:  Improvement districts are established to provide assessment-based funding for an 
area.  For more information on improvement districts, refer to the Finance and Policy appendix.

Interested Developers:  No project will be successful without a committed developer.  If a private group is 
seeking the revitalization or development of a site, they should ensure that the development community 
will back their efforts with action and progress.

Kiosks:  Kiosks are a great opportunity for varied and enticing activation.  They allow for both food and retail 
products to be sold within a small space and can also include ticket sales to local events and information.  
Profi ts or licensing fees from such kiosks can be directed back into the space.

Lighting:  Appropriate lighting is essential to fostering a feeling of safety in a space.

Marketing Plan:  Successful marketing is diligently and purposefully planned.  Make sure there is a plan for 
marketing and advertising of the space.  A marketing plan could include a detailed website, email lists, 
targeted retail/residential areas, fl yer design, tourism boards, planned and impromptu activities, permanent 
staffi ng allocation, community outreach and more.

anded Windows: People are drawn to retail with large windows and transparent store fronts.d d i d l d il i h l i d d f

Toolbox Glossary - The Space Between Buildings: Activating Downtown’s Open Spaces: DDLP 2009 95



Mixed-Use & High Density Development:  The availability of retail, commercial and residential uses directly 
affects the success of a space.  Mixed uses allows for the access of food and retail within a walkable area.  
High density development allows for activation of a space simply for the fact of high levels of pedestrian 
movement.

Multiple Uses:  Each person that visits an open space enjoys his/her own idea of relaxation and escapism.  
Having multiple uses for a space and allowing for multiple activities will encourage a broader range of us-
ers.

Non-Profi t Management:  Non-profi t management can allow for a more objective operation of a space unen-
cumbered by profi t goals. This type of organization often runs the maintenance and advertising of a space.  
For more about this, please see the public private partnership appendix.

Operations Plan:  The continued operations of a space should be well-defi ned during the initial planning 
phases of project development.  Operations should assign specifi c tasks to specifi c organizations with a 
clearly stated schedule and thorough consideration of all levels and types of operation tasks.

Pedestrian Bridges:  Offering pedestrians a safe, secure and attractive access to a space will encourage use.

Planned Activities:  Activities are the life-blood of a space.  They maintain and encourage visitors and help to 
solidify the identity and credibility of a space.  Both large annual activities and small daily activities should 
be planned for ideal activation, and all activities should be well advertised.

Plentiful Seating: All open urban spaces should offer areas of respite including dedicated and informal seating 
areas.  Seating could range from benches and artistic seating to grassy knolls and footponds.

Plentiful & Persistent Advertising:  Knowledge of a space’s existence is critical to the success of the space.  
There are many open spaces and even dedicated parks Downtown that are underutilized simply for lack of 
public knowledge.  Advertising could include a website, fl yers, sidewalk chalk, newspaper advertising and 
event/activity coordination.

Political Support & Will:  Political support is essential to project funding and citizen approval.  Before com-
mencing project development, be sure to gain the political support of local agencies.

Proximity to Other Attractions:  Once a location is established, users enjoy exploring the area.  Building an 
open space near well-used establishments will help assure that people visit the area.

Public Art:  As a means of engaging the public and also adding interesting and aesthetically pleasing features 
to a space, consider adding a public art element.  Local artists should be used and can even be present to 
unveil and explain their pieces.

Public Private Partnership (P3):  A public private partnership is a contract or written agreement made be-
tween a public agency and a private entity which allows for cooperative and shared use of each group’s 
resources to develop a project for the benefi t of the surrounding community.  For more information on P3s, 
please see the Public Private Partnership appendix.

i ed-Use & High Density Development:  The availability of retail, commercial and residential uses directly 
affects the success of a space Mixed uses allows for the access of food and retail within a walkable area
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Public Relations:  Mass media is a great way to get attention for an open space.  Newspapers, magazines, and 
newscasters are always looking to promote local spaces and activities.

Public Transportation:  Proximity to public transportation is directly proportional to the success of the space.  
The more accessible the site is from a public transportation hub, the more active the space will be.  When 
considering the development of a space, consider proximity to public transportation or consider supple-
menting existing transit with a separate system (similar to the 16th Street Free Mall Ride).

Safety:  People want to visit places which create a sense of safety and belonging.  When developing an open 
space, be sure to consider and implement safety features such as police presence, lighting, late-hour retail 
establishments, etc.

Signage, Mapping, Wayfi nding:  A pedestrian’s ability to navigate a space will increase the walkability and 
hence usability of a space.  Legible and abundant sign, maps and other wayfi nding methods will help visi-
tors navigate the space and contribute to more and longer visits.

Stakeholder Support:  When it comes to development, there are inevitably numerous stakeholders to be con-
sidered.  Stakeholder support can make or break a project, so engage them from the beginning and main-
tain this contact throughout the life of the project.

Surrounding Food & Retail:  The presence of food and retail are a sure way to attract people to an area.

Sustainability:  Any number of elements can contribute to the positive environmental impact of a space: 
LEED certifi cation, recycling & compost system, solar powered lighting & other elements, greywater use, 
porous / permeable paving, drainage plantations, drought-tolerant or native plants, etc.

Supports Public Good:  Funding, follow through, and continued operations are more successful when a proj-
ect supports the public good.  These types of projects are easy to support, advertise, and market.  For more 
information about this, please see the Public Private Partnership appendix.

Thoughtful Parking:  Parking can add to space revenues and accessibility, but can also detract from walk-
ability and connectivity if not thoughtfully planned for.  The expertise of the surrounding community can 
contribute to a parking solution appropriate for the space.

Timing:  Open space development takes a certain urban, political and economic environment.  Before embark-
ing on open space development, consider that these environments are inviting of such a change.  In 2009, 
the political and social support for open space development is extensive, and with the backing of enhance-
ments already taking place, now is the perfect time to act. 

bllic Relations: Mass media is a great way to get attention for an open space.  Newspapers, magazines, and 
newscasters are always looking to promote local spaces and activities
li l i di i i f i d
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Website & Social Media:  In an age of technological dependence, it is absolutely necessary that a successful 
space have a comprehensive and appealing website.  Websites should rotate or alter content regularly to 
attract regular site visitation.  Activities, hours, opportunities to get involved, local associations and adver-
tising could all be provided.

Zoning Regulations:  Understanding an area’s zoning regulations before commencing on the road to redevel-
opment is vital for success.  The City and County of Denver’s zoning code is currently undergoing a mas-
sive rewrite.
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