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1. Introduction
6TH STREET CORRIDOR PLAN

PLAN PURPOSE
The 6th Street Corridor Plan presents both a vision and action plan for the North Glenwood neighborhood. It
serves as a blueprint for both public and private investment:
•
•
•

The city will use the plan as a way to prioritize public investment in infrastructure such
as streets, parking and utility upgrades, as well as placemaking elements like streetscapes, plazas and park
improvements.
The city will also use the plan as a tool to evaluate future development proposals of
properties within the project area.
Landowners contemplating new development or redevelopment should consult
this plan to ensure that development concepts are in-sync with the vision and goals of this plan.
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NOTE:
For the purposes of this document,
“downtown” refers to the primary
commercial core south of the Colorado
River. Some locals consider the
commercial district of North Glenwood
part of “downtown” - but for the
purposes of this document, they are
listed as separate.
Figure 1 - Context Map
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OUTREACH AND ENGAGEMENT

PROJECT STEERING COMMITTEE

The 6th Street Corridor Plan involved extensive
public and stakeholder outreach including numerous
meetings with a City Council-appointed Project
Steering Committee (PSC).

A 16-member PSC with diverse representation from
key City boards and commissions, area business
owners, and neighborhood residents was appointed
by City Council to serve as a sounding board for
the design team. They were engaged during critical
decision-making processes to help guide the plan
concepts and recommendations, and to represent the
various views and interests of property owners along
the corridor.

STAKEHOLDERS
The project kicked off with one-on-one interviews with
property and business owners in the study area to
learn about their long-term visions for their properties
and businesses, as well as their desires for the entire
corridor and surroundings.
PUBLIC ENGAGEMENT
Three public open houses were held over the course
of the planning process. These sessions provided
interactive exercises designed to engage and solicit
feedback from the public in fun and engaging ways.

CITY STAFF
The consultants worked closely with city staff, including
multiple work sessions and bi-weekly team conference
calls. Staff was involved in the creation of plan
concepts and provided critical feedback throughout the
process.
CITY COUNCIL
Finally, City Council work sessions were also held
to update city leaders on the process and critical
elements of the plan.

Stakeholders were engaged in one-on-one meetings
with the design team.

4

The Project Steering Committee was engaged during
critical decision-making processes.

Open Houses provided interactive excersises designed
to engage and solicit feedback from the public.
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EXISTING LAND USES
TOURISM-RELATED BUSINESSES
The study area includes major Glenwood Springs
tourist destinations and tourist-related businesses,
such as:
•
•
•
•
•

Glenwood Hot Springs
Yampah Spa & Vapor Caves
Glenwood Caverns Adventure Park Tram
Iron Mountain Hot Springs
Rafting & outdoor adventure companies

The Yampah Spa and Hot Springs are located at the
east end of 6th Street.
Glenwood Hot Springs is a major tourist destination.

LODGING
Concentrated along the 6th Street corridor, primarily
west of Laurel Street, are many of Glenwood Springs’
hotels and motels:
•
•
•
•
•
•
•
•
•
•

Glenwood Hot Springs Lodge
Hotel Colorado
Ramada Inn
Silver Spruce Motel
Holiday Inn Express
Hampton Inn Glenwood
Hotel Glenwood Springs
Best Western Antlers
Glenwood Motor Inn
Starlight Lodge

The Holiday Inn Express is located on First Street,
near Highway 6 and Devereux Road.
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Iron Mountain Hot Springs is located along the
Colorado River on the west end of the corridor.

The Glenwood Caverns Adventure Park is located
on the mountainside above North Glenwood. It is
accessed by the tramway on 6th Street.

The Ramada is located near the intersection of 6th and
Laurel Streets.

Older hotels such as the Starlight Lodge and Silver
Spruce Hotel are also local hotels on the corridor.
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COMMERCIAL

VACANT LAND

Other commercial land uses within the study area
include offices, retail, restaurants, spa and beauty
salons, an automobile dealership, and automotive
service and repair facilities. Like the hotels & motels,
most of these businesses front onto 6th Street.

One of the largest commercial parcels in the study
area is the 2.8 acre former Bighorn Toyota lot
which sits on the south side of West 6th Street, and
which currently serves as temporary parking for the
Glenwood Hot Springs and for river rafting customer
pick-up and drop-off.

RESIDENTIAL
A compact residential neighborhood sits on the
south-facing hill above 6th Street, and east of Laurel
Street. The neighborhood consists of mostly singlefamily homes, some dating from the late 1800s and
early 1990s. This section of north Glenwood was part
of the originial 1885 town site, which also included
the downtown area south of the Colorado River
to 12th Street. Just like the downtown district, the
streets in north Glenwood are aligned on a traditional
north-south, east-west grid, but, unlike downtown,
they are about 1/2 the width of those south of the
Colorado River- which lends to the compact feel of the
neighborhood.

Some mixed use buildings are present along 6th St.
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SERVICE PROVIDERS
CDOT and CenturyLink also own property in the area.
CDOT’s Region 3 offices are located on a 6-acre
parcel between I-70 and the Colorado River along
Devereux Road and the CenturyLink property is
located at the terminus of 1st Street, adjacent to I-70. It
seves as a regional hub for CenturyLink maintenance
operations and the small buildings on the property are
used mainly for storage.

The former Bighorn Toyota building is vacant. The lot is
currently used for Glenwood Hot Springs parking and
for river rafting pick-up/drop-off.

PUBLIC OPEN SPACE
Two Rivers Park, Glenwood’s largest regional park,
is located within the study area at the confluence of
the Colorado and Roaring Fork Rivers and serves as
a major destination for events and summer river sport
activities. The 22-acre park includes a baseball field,
amphitheatre, sheltered picnic areas, restrooms, a
playground, and a skate park.

Subway is one of two drive-through fast food services
in the study area.

North Glenwood neighborhood has historic character.

6th Street Corridor Master Plan

HISTORIC RESOURCES
North Glenwood has a rich historic fabric. The
following is a summary of the historic status and/or
eligibility status for buildings in the study area:
BUILDINGS ON THE STATE OR
NATIONAL REGISTERS OF HISTORIC
PLACES
*SRHP = State Register of Historic Places
*NRHP = National Register of Historic Places
115 5th Street

Shelton-Holloway
House

SRHP

601 6th Street

Glenwood Springs
former Hydroelectric
Plant

NRHP

526 Pine Ave.

Hotel Colorado

NRHP

BUILDINGS ELIGIBLE FOR STATE OR
NATIONAL REGISTERS OF HISTORIC
515 Maple Street

Modern style
residence

Hotel Colorado
Former Hydroelectric Plant (Center for the Arts)

Hot Springs Bathhouse

Survey
2003
201 5th Street - Queen Anne Cottage

BUILDINGS ELIGIBLE FOR
CONTRIBUTING TO A LOCAL HISTORIC
401 River Street

Hot Springs
Bathhouse,
Natatorium, Yampa
Spring

Survey
1998

201 5th Street

Queen Anne
Cottage

Survey
2002

NOTE:

Shelton-Holloway House
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Currently, there are no registered
historic districts in Glenwood Springs,
although the area east of Pine Street
and across the Colorado River to 7th
Street has been determined eligible for
inclusion on the National Register of
Historic Places. It includes the Hotel
Colorado, the Hot Springs, the cityowned Hydroelectric Plant and the
train station.
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CURRENT ZONING
The current zoning for the study area includes the
following zone districts (refer to Figure 3 on page 8):
•
•
•
•
•
•
•
•
•

C/1 - Limited Commercial
C/3 - General Commercial
C/4 - Resort District
R/1/6 - Single Family Residential
R/1/20 - Single Family Residential
R/2 - Limited Multifamily Residential
R/3 - Multifamily Residential
R/4 - Residential Transitional
I/1 - General Industrial

The area outlined with a dashed red line (C/1, C/3 and
C/4) indicates the area where this plan envisions most
future redevelopment occurring. Because some of the
current zone district standards do not align with the
redevelopment vision, this plan recommends revising
existing zoning standards. The residential zoning is not
envisioned as changing.
As part of this project, design standards and guidelines
are being developed for the area inside the red dashed
line that shall be used in cooperation with the new
development code. They are provided in Appendix A.

Figure 3 - Current Zoning

NOTE:
In 2016, the City began a process to
update the entire development code.
This plan was completed prior to the
adoption of the development code,
however the plan has influence on the
proposed zoning actions for the study
area. For more information on how
the new zoning code relates to North
Glenwood and the 6th Street corridor,
refer to Appendix (forthcoming).
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I-70 INTERCHANGE PROJECT

•

Glenwood Springs’ Exit 116 is undergoing a major
reconfiguration, including a new Grand Avenue auto
bridge, separate pedestrian bridge, and roundabout
that intersects 6th Street in the project area. This major
construction project is estimated to be complete in May
2018.
This project opens up both opportunities and
challenges for the 6th Street corridor:
•

•

•

•

6th Street from Laurel to Pine Streets
will be transferred from CDOT to City ownership
following completion of the Grand Avenue Bridge,
which means that the City will be responsible for
all future right-of-way maintenance. This provides
an opportunity to transform these two blocks from
a 4-lane thoroughfare into a quiet, pedestrianoriented, “main street.”
Traffic will decrease substantially.
CDOT estimates an 80 percent reduction in traffic
between Laurel and Pine streets, as through-traffic
will now cross the Grand Avenue Bridge directly
from the Laurel roundabout.
A new public park or plaza is proposed to
replace the current Grand Avenue Bridge landing
at 6th and Pine streets. This new amenity not
only will help spur investment along 6th Street, it
will provide the area with a prominent gathering
space.
The new pedestrian bridge will be
separated from the Grand Avenue auto bridge,
and includes viewing areas that overlook the Pool
and Colorado River. This bridge will provide a
pleasant pedestrian connection from downtown to
6th Street.
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•

The new roundabout occurs at the
intersection of Laurel and 6th Streets. This
proposes a challenge in terms of navigating the
new arrangement. Signage will be very important
in terms of directing visitors in automobiles to
their destinations efficiently. As a pedestrian, the
only way to navigate the roundabout is on the
north side, so people on the south side of 6th
Street trying to get to and from the east and west
sides of Laurel, will need to do so by crossing to
the north side of 6th and then crossing Laurel.
Roundabouts are generally difficult for bicyclists to
navigate, and this particular configuration is quite
complicated given the amount of traffic that will
use it. Therefore, considering bike routes that can
bypass the roundabout will be important.
Construction of the new bridge has
been disruptive to businesses, as will any future
improvements to 6th Street, so being considerate
about phasing and timing of construction along the
corridor is important.

Traffic to the Pool from downtown will cross the bridge
and turn right on 6th Street. To get back to downtown
from the Pool, people will have to either take 6th Street
back to the roundabout and over the bridge, or take
River Street up the ramp and over the bridge.

To get on I-70 from the Pool, the only route is back
through 6th Street.

NOTE:
For the purposes of this plan, most
concepts are portrayed assuming that
the new interchange is in place. This
is to avoid having to update the plan
once construction is complete.

From I-70 to Hotel Row and West 6th Street, people
will have to go around the roundabout.
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A
B

D
C

A

View of the new multi-use path and tunnel.

B

View from West 6th Street showing the new roundabout, Exit 116 interchange and the new bridges to downtown.
This view shows the circulation to the pedestrian
bridge and restrooms along 7th Street.

D

This aerial view above the new park looking south toward downtown. The pedestrian bridge overlooks can be
seen here. The new pool parking lot is shown in the foreground.
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C

View from east-bound I-70 showing the new Grand
Avenue Bridge and pedestrian bridge behind.
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2. Vision & Primary Goals
6TH STREET CORRIDOR PLAN

6TH STREET VISION

6th Street is a unique blending of local tradition with
contemporary appeal. Its historic architecture, iconic tourist
destinations, affordable lodging and housing options, eclectic
shopping, excellent dining, breweries, and dedication to the
arts is what makes 6th Street such a desirable place to live,
work and play. The unique appeal is enhanced with its public
open spaces and welcoming streetscape. It provides a unique
experience, different from downtown, that people of all ages
enjoy.

Chapter 2: Vision & Primary Goals
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Figure 4 - Major Activity Centers
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CONNECTING MAJOR ACTIVITY
CENTERS

•

Although North Glenwood is connected to downtown
by vehicular and pedestrian bridges, the neighborhood
feels isolated. Interstate 70 and the Colorado River
are significant barriers however, they also provide
opportunities:
•
•

I-70 provides visibility to businesses and
attractions along the 6th Street corridor; and
The Colorado River is an amenity that brings
visitors to Glenwood Springs for rafting, kayaking
and fishing. These visitors in-turn frequent those
businesses and lodging along the 6th Street
corridor.

•

•

A primary objective of this plan is to better connect the
major activity centers in this area (Figure 4):
•

North Glenwood Village Core – this
section of 6th Street, primarily between Laurel
and Pine, is envisioned as becoming an extension
of downtown, including a mixture of old and new
buildings with uses that complement downtown.
This area also has significant potential for
becoming a pedestrian-oriented “main street” due
to a significant decrease in through-traffic from
Highway 82 that will be rerouted with the new
interchange by 2018. A new plaza at the north
landing of the pedestrian bridge will be a focal
point for this neighborhood. Once constructed, it
will help spur other public and private investment
along the street.
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•

Two Rivers Park – the largest park in
Glenwood Springs, Two Rivers Park, is a popular
destination for outdoor recreation, live music
performances, and river sports. Access to the
park for cars as well as pedestrians and bicyclists,
is somewhat limited and difficult to navigate.
This plan considers opportunities for improving
connectivity, parking, and programming for the
park.
Glenwood Meadows – this popular shopping
district has a regional draw that could bring
more business into the 6th Street Corridor, if
connections were improved. This plan looks at
opportunities for a bridge connection (for autos or
bikes) to link the two areas.
The Confluence – the confluence of the
Colorado and Roaring Fork rivers, and the
demolition of the city’s former wastewater
treatment facility, offers tremendous opportunity
for redevelopment in this prime location. Many
land uses have been considered for this area.
Whatever uses occupy the Confluence, linking the
area to the 6th Street corridor is a primary goal.
Downtown – providing a seamless connection
between downtown and the 6th Street corridor is
another important goal. It is less than a quartermile (or about a 3-5-minute walk) from 6th Street,
across the bridge to the 7th Street shops and
restaurants. This plan encourages land uses
and streetscape treatments along the 6th Street
corridor that coordinate with and complement the
downtown.

There is significant opportunity for creating a
pedestrian-oriented “main street” along E. 6th due to
the decrease in traffic when the new bridge is in place.

Providing a seamless connection between the north
and south sides of the river is a primary goal.
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PRIMARY GOALS
Figure 5 represents the “big ideas” and primary
goals that this plan addresses. The primary goals are
described in more detail on the following pages.

6th Street should operate as an extension of downtown
where residents and visitors pass freely between
the two areas, primarily by foot or on a bicycle.
Illustrated at right is a concept where the 7th Street
restaurants and existing and future uses along 6th
Street are seamlessly connected by the Grand Avenue
pedestrian bridge. This pleasant walk involves little
interaction with cars due to the pedestrian bridge
and quaint character of both 7th and 6th Streets, and
therefore walking or bicycling should be an obvious
choice. Both 7th and 6th Streets should support this
vision by providing:
•
•
•
•
•

Continuous, wide sidewalks that are
universally accessible and provide ample room for
small groups of people to walk side-by-side.
An inviting landscape treatment to make
the walk more pleasant.
Convenient bicycle parking in highly
visible locations.
Benches and cafe seating areas to
provide activation and eyes on the street.
Signage to direct people effortlessly to their
destinations.

6TH STREET
RIAN BRIDGE
T
S
E
D
E
P
.
E
V
A
GRAND

SERVE AS AN EXTENSION OF
DOWNTOWN

7TH STREET
6th Street should serve as an extension of downtown with a seamless connection via the new Grand Avenue
Pedestrian Bridge. The hatched area west of the bridge will be incorporated into planning efforts for the
Confluence area. Ensure that future land uses and streetscape treatments in this area provide a seamless
connection to 6th Street.

Chapter 2: Vision & Primary Goals
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ENHANCE THE IDENTITY OF 6TH
STREET
Although being viewed as an extension of downtown
is desirable, 6th Street should have a unique
identity. It should offer a different experience, in
terms of services and character - complementing,
rather than competing with, downtown. Some
principles to accommodate this vision include:

•
•
•

6th Street should be a “complete street” that
comfortably accommodates cars, transit, bicyclists
and pedestrians.
It should be family-friendly and feel safe and
inviting to visitors - offering an experience that is
worth coming back for.
It should present Glenwood Springs as an
outdoor recreation destination, providing
clear connections to the surrounding trails.

•

•

Landscaping should appear more natural and
buildings should “open up” to the street
and sidewalk, with opportunities to bring the
outdoors inside.
Surrounding views should be protected
and celebrated by incorporating rooftop decks
and overlook areas.

Improvements to 6th Street should enhance the identity of the area. This rendering envisions an improved streetscape and new building(s)on the south side of 6th, in the
vicinity of Laurel Street.
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•

IMPROVE CONNECTIVITY
Improved connectivity is needed both within the
study area, and to link the study area to surrounding
destinations. The following are principles for achieving
improved connectivity:
•
•

Upgrade or add sidewalks where they
do not currently exist to provide a continuous
pedestrian network.
Implement crosswalks to facilitate
movement across 6th Street, especially in West
6th Street.

Break up the mega-blocks. West 6th
Street from Laurel to Devereux consists of two
“mega-blocks” on either side of the street with few
opportunities to move through them. This can be
accomplished by inviting foot and bike traffic with
multi-use paths and providing street-like private
drives that operate like a street and serve as
access to multiple properties rather than just one.
The former could be a simple agreement with the
property owner and the City to provide access
through their property. The latter might demand

•
•

a higher degree of cooperation from the property
owner, but would greatly benefit the entire area.
Install wayfinding signage that clearly
directs people to their destinations.
Implement bike facilities and ample bike
parking to encourage this mode of transportation.

pton
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Ham

1ST

ST.

Silver Spruce Motel

Holiday Inn
Express

DEVEREUX RD.

W. 6TH ST.

0

7
TATE
S
R
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Conceptual New Buildings
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A street-like private drive that includes pedestrian facilities could greatly improve the connectivity along West 6th Street and break up the “mega-blocks”.
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CREATE NODES OF ACTIVITY WITH A
MIXTURE OF NEW USES
The long-term vision for 6th Street is to provide a
mixture of uses within a short distance of one another
to promote walkability, enhance the identity of the area,
and increase economic viability.
It is not feasible to assume the entire mile-long
corridor will redevelop with retail on the ground floor
and residential or office uses above, nor would that
be healthy for the local businesses. Rather, the ideal

scenario is to look at “nodes” of opportunity that could
support an influx of new uses, while preserving existing
ones, to enliven the entire corridor. These “nodes”
would likely occur in areas that are ready (or near
ready) for redevelopment: for example, on vacant or
underutilized land.
Desirable and appropriate new uses for the corridor, as
identified by the public, stakeholders, and the Project
Steering Committee include:

•
•
•
•
•
•

Mixed-use buildings with retail on the
ground floor and residential units or offices above.
New residential housing types such as
townhomes and apartments.
A civic use such as a performing arts center,
event center, or fire station.
More restaurants and nightlife.
Retail to support tourists.
More lodging - potentially a high-end hotel.

Proposed “node” of mixed-use activity at the intersection of West 6th Street and proposed new street. Mixed use building is shown on existing Glenwood Motor Inn site as an
example of potential development opportunity.
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BEAUTIFY THE EDGES

•

North Glenwood and the 6th Street Corridor are highly
visible from I-70, which provides fantastic opportunity
to highlight all that it has to offer. Currently, this area
does not appear inviting and does not have a sense
of “gateway”. This plan encourages beautification and
activation of the I-70 corridor by:

•

•

Incorporating enhanced landscaping along
I-70 to improve the identity of North Glenwood.

Incorporating multi-use trails in public
easements along the I-70 corridor to highlight
Glenwood Springs as an outdoor recreation
destination.
Expanding new development closer to
I-70 west of the roundabout. With improved
connectivity in this area, development could be
“double-sided” - fronting onto both I-70 and West
6th Street.

•

Developing a sense of arrival or
“gateway” should occur near the Vapor
Caves. This area is very limited in terms of space,
but moving the Glenwood Canyon trailhead to
the intersection with improved crossings, bike
facilities, and signage and incorporating public art
would be very beneficial.

A “gateway” should occur near the Vapor Caves and Center for the Arts with enhanced landscaping, public art, and by moving the Glenwood Canyon trailhead west to the
North River Street intersection.

Chapter 2: Vision & Primary Goals
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ENGAGE THE RIVER
This plan encourages new programming of Two
Rivers Park to better engage and activate the river.
Programming elements to improve activation of the
park include:
•
•

Incorporating a beach island area to
encourage summertime activation and to allow
people to interact with the river.
Improving the boat ramp area to better
facilitate river sports.

•
•
•

Including picnic areas and shelters.
Building “overlook” areas for people to watch
river sport activities and enjoy the views.
Provide hiking and biking trails throughout
the park that connect to 6th Street and the
regional trails.

Future developments such as the expansion of Iron
Mountain Hot Springs, should look for opportunities
to engage and activate the river. Additionally, should
CDOT relocate its facility, the roughly 6 acre site
could be redeveloped into a mixed use activity node
with recreational uses and residential uses that help
activate the park and river. A restaurant or brewpub
could also benefit the recreational users, spa users,
and future residents.

This plan encourages new programming of Two Rivers Park to better engage and activate the river. A shoreline enhancement project is currently underway.
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3. Character Areas and Zoning
6TH STREET CORRIDOR PLAN

CHARACTER AREA GOALS
Character is often used to describe the personality of a place. The character of a place is influenced by history,
architecture and how a place is used and inhabited. North Glenwood has some areas that are rich in character
and others that have the potential to grow in character.
The area of North Glenwood east of Laurel Street is rich in character, as it was platted as part of the original
town site in 1885. It has distinct “character areas” within it, some of which are geared towards preservation and
enhancing existing character and other areas which have more flexibility.
The rest of the study area does not have a significant engrained character. The section of West 6th Street
(west of Laurel Street) is commonly referred to as “Hotel Row” due to the many hotels in the area that support
surrounding tourist destinations. The majority of these hotels were built mid-century and are indicative of the
“motor inns” of that era. While certain elements are worth preserving/highlighting, the majority of this area does
not represent the desired character for this area and new development should respond to the future vision rather
than the status quo.
The study area is divided into six “character areas” (see Figure 6). As properties redevelop, the goal is to use this
chapter so that new development further enhances the desired character, as portrayed on the following pages.
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Figure 6 - Character Areas
indicates where new zoning and design standards and guidelines apply.
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4) New development should respond
to the historic character and appear
subordinate.

NORTH GLENWOOD HISTORIC
VILLAGE
The area shown in brown is identified as the North
Glenwood Historic Village due to the significant historic
structures and character. The following goals apply for
this character area:
1) This area is eligible for historic district
status and should be pursued in the near
term.
There are placemaking and tourism opportunities
associated with creating a registered historic district.
For example, a “gateway” element at Pine and 6th
could serve as an entrance into the historic district.
Plaques or kiosks and guided or personal walking
tours in this area could help tell the history and
promote the area as a place for heritage tourism.

New buildings should respond to the historic context,
yet appear of their own time. For example, using
similar materials such as red sandstone or red clay
roof tiles would be appropriate whereas replicating the
Italianate style of architecture of the Hotel Colorado is
not appropriate. New buildings should be subordinate,
allowing the historic structures like the Hotel Colorado
and Hot Springs Bathhouse to stand out.
Another characteristic is this area’s significant
landscaping and space between buildings. For
example, the Hotel Colorado’s courtyard entry and the
lawns for the Hot Springs Pool provide a more “natural”
experience, as opposed to a more “urban” environment
where buildings are side-by-side. New buildings should
respond to this characteristic by providing ample
landscaped open space.

NOTE:
Special design standards and
guidelines for the area within the
red dashed line are provided in
Appendix A. The design standards
and guidelines provide rules and
expectations for new development to
follow, as a means for achieving the
overall vision and desired character
for this area. They relate directly to the
proposed zoning recommendations at
the end of this chapter.

2) New development should be sensitive
to the adjacent residential neighborhood.
New buildings should be sensitive to existing, lowscale residential structures to the north by designing
with the topography and stepping down in scale and
intensity further north.
3) Provide more parking for existing uses.
Many of the existing uses are underparked,
which pushes public parking into the residential
neighborhood. As redevelopment occurs, new parking
facilities should be included to alleviate this burden on
the existing residents and to provide a better visitor
experience.

Chapter3: Character & Future Land Use

Plaques or kiosks and guided or personal walking tours
in this area could help tell the history and promote the
area as a place for heritage tourism.
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NORTH GLENWOOD VILLAGE
CORE
This area is envisioned as becoming an extension
of Downtown Glenwood Springs with restaurants,
brewpubs, and retail businesses that support the
adjacent uses, as well as draw people across the river
from downtown. The following principles apply:
1) Maintain a “village-like” character.
New development should respect the quaint,
village-like character of East 6th Street. This means
respecting the residential neigbhorhood to the north
with sensitive transitions in building mass and scale
and using human-scaled design and details. Some
ideas for preserving the “village-like” character include:
•

•

Maintaining some of the existing residential structures
along Maple Street, perhaps with additions to
accommodate contemporary uses. Some of these
structures have already converted into commercial
uses, and this pattern is supported.
Transforming the alley north of 6th Street into a
pedestrian-friendly place with enhanced lighting, public
art, and double-sided commercial buildings.

2) New buildings that face onto 6th Street
should take on characteristics similar to
downtown buildings to create a “main
street” appeal.
Architecturally, new buildings facing 6th Street should
take on characteristics inherent in downtown buildings,
such as:
•
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Buildings constructed to the street edge with storefront

•

•
•

windows on the ground floor for displaying goods or
services inside.
Usually more than one-story (but not more than three)
and include offices or residential units on the upper
floors (i.e. mixed use).
Entrances to buildings are recessed and sometimes
include awnings overhead to provide further protection
from the elements whereas corner buildings orient to
both streets, and often include a 45-degree notch in the
building to address the corner.
Masonry as a primary building material.
Structures are built side-by-side and a repetition of
unique structures can be perceived, but with aligned
common elements such as floor and cornice lines.

Maintaining some of the existing residential structures
along Maple Street is desired.

3) Blend historic with contemporary
styles.
While it is desirable for new buildings to take on similar
characteristics of historic downtown buildings, they
should not replicate historic styles of architecture.
New buildings should appear of their time and place
and respond to contemporary trends and needs. For
example, a mixture of traditional materials such as
masonry and stone is desired, as well as contemporary
materials such as glass and steel.
Adaptive reuse of some buildings is also appropriate to
achieve this goal and can help tell the story of a place.

Architecturally, new buildings facing 6th Street should
take on characteristics inherent in downtown buildings.

4) Public parking is desired.
Public parking in this area is desired to support
redevelopment efforts. A parking structure should
be pursued, either as a public initiative or a joint
partnership. Parking requirements for buildings in this
area should be waived, or greatly reduced, to support
new development and create a compact, “main street”
and village-like appeal rather than having parking
requirements take up valuable land.

Adaptive reuse of some buildings is appropriate to
blend historic and contemporary styles.

6th Street Corridor Master Plan

3) Public Parking Structure

WEST 6TH STREET MIXED USE
CORRIDOR
This area is envisioned as increasing in intensity
-- keeping the lodging and entertainment focus while
adding in new uses for visitors and residents to enjoy
and to create a more pedestrian-friendly experience
along 6th Street. The following principles apply:
1) Create a pedestrian-friendly 6th Street.
The existing hotels, most of which were built in the
50s or 60s, are indicative of the “motor inns” of that
era – with exterior circulation and buildings that orient
to parking lots instead of the street. While there is a
unique character that can be maintained or enhanced
with these structures, it is also very important for this
portion of 6th Street to become more pedestrianoriented. Enhanced landscaping, street trees, lighting,
and small pocket parks or plazas are desired to enliven
and activate the street - as well as new uses.
2) Add new uses.
While the primary land use will remain focused
on lodging, there is opportunity to mix in retail,
restaurants, and perhaps even a civic use to help
activate this area. Due to the location of this character
area, new land uses could be more intense, perhaps
with taller buildings to take advantage of views and
increased density.
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A new public parking structure is envisioned adjacent
to the interstate to support new development. This
structure should be designed as integral into the fabric
of West 6th Street with clear connections to it. It should
serve multiple uses, including events at Two Rivers
Park, as well as general activities along the 6th Street
corridor. Including actives uses is important, such as
retail on the ground floor or a climbing wall.
4) New development should positively
contribute to the street edge.
New development should orient to 6th Street with
activities that support the hotel occupants and
visitors as well as residents. Providing “nodes” of
activity where new buildings engage and activate the
sidewalk edge is desired. In other locations, enhanced
landscaping or shared open space is desired.
•
•

•
•
•

Enhanced landscaping, street trees, lighting, and small
pocket parks or plazas are desired to enliven and
activate the street.

New buildings should be placed closer to the street
to better enclose the street space and make a more
pleasant pedestrian experience.
Small plazas or pocket parks, or other semi-public
space adjacent to buildings is encouraged to mimic
the existing “open” character. A smaller version of the
parklike setting in front of the Antlers Hotel would be
welcomed.
Parking should be subordinate to new buildings,
located either to the side or behind new structures.
Where buildings are not constructed to the street edge
encourage landscaped strip or street trees adjacent to
the public sidewalk.
Taller buildings are appropriate along this section of the
corridor - perhaps a few more than 4 stories.
Including active uses “wrapping” the parking structure
is encouraged, such as retail on the ground floor or a
climbing wall. This parking structure in Chattanooga,
TN is wrapped with climbing wall panels that create a
unique architectural appearance from afar, as well as
up close.
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6) Provide a “gateway” feature at 6th
Street and Devereux Road.

A pedestrian and bicycle connection is envisioned that
connects from Laurel Street to 6th Street aligning with
5th Street to break up the northern “mega block”.

This area should seek to consolidate access along 6th
Street. Wherever feasible, adjoining properties should
share auto access to reduce the amount of curb cuts
along the street and help create a safer and more
pedestrian-friendly environment.

ST.

Silver Spruce Motel

1ST

Holiday Inn
Express

This area is made up of “mega blocks” along 6th Street
from Laurel Street to Devereux Road with no dedicated
public access points or permeation in between. This
makes connecting to the surrounding character areas
difficult, as well as simply crossing from one side of the
street to the other. A pedestrian and bicycle connection
is envisioned that connects from Laurel Street to 6th
Street aligning with 5th Street to break up the northern
mega block. On the southern mega-block, a streetlike private drive and multi-use paths are envisioned
to enhance connectivity and provide additional
developable land. New crosswalks along 6th Street
should also be implemented.

DEVEREUX RD.

5) Enhance connectivity.

W. 6TH ST.

pton
Inn

Each individual parcel of property along this stretch of
6th Street includes at least one if not multiple access
points. These curb cuts are convenient to automobiles,
but they make walking undesirable as they interrupt
sidewalks, making pedestrians feel like they have to be
“on guard” at all times.

Ham

4) Consolidate access to properties to
reduce curb cuts.

The intersection of West 6th Street and Devereux
Road should include a “gateway” feature to present
an entry into North Glenwood from West Glenwood.
A roundabout is envisioned to better control traffic in
the area coming to and from Glenwood Caverns. This
could also serve as a “gateway” feature with signage,
public art and enhanced landscaping.

0

7
TATE

RS
INTE

Conceptual New Buildings
Street-Like Private Drive
Multi-use Paths

On the southern mega-block, a street-like private drive and multi-use paths are envisioned to enhance
connectivity and provide additional developable land.
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3) Implement improvements to Centennial
Drive and Devereux Road.

RIVERFRONT NEIGHBORHOOD
This area is envisioned as transforming over time into
a mixed use neighborhood oriented toward the river
and park. Overarching principles include:
1) New development should engage and
activate the river and park.
New development should consider uses that would
help activate Two Rivers Park and the Colorado River.
Appropriate uses include:
•
•

•

Residential units (ownership or rental) would help
activate the park. Higher end units could be achieved,
given the proximity to the river.
A restaurant, brewery, or similar food and beverage
facility would also be appropriate. Summer river activity
users could use a business like this to patronize during
their stops.
An indoor or outdoor recreation attraction could serve
as another destination for this area that complements,
rather than competes with, the existing destinations
(park and hot springs).

2) New development should preserve and
enhance views.
New development should consider views to the
river and downtown. Taller buildings would be more
appropriate near the interstate with lower-scale
buildings along the river’s edge. Currently, buildings up
to 5 stories, or 60 feet, are allowed by code.
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Iron Mountain Hot Springs has become a popular
destination in the neighborhood, generating more
traffic (both pedestrian and auto) in this area. The city
should improve Centennial Drive and Devereux Road
with sidewalks and on-street parking (on Centennial
Drive). Devereux Road, due to the significant slope
on either side, presents an opportunity to build up to
the street on the north side (existing CDOT site and
parking lot) with street-level retail while utilizing the
grade change for below-grade structured parking.
4) Future redevelopment of the CDOT
property should continue to be explored.
The roughly 6 acre CDOT property at the intersection
of Devereux Road and Centennial Street has been
discussed as a major opportunity for redevelopment.
The current location is not ideal for CDOT, as it
is difficult for maintenance vehicles to access the
interstate. If CDOT offices relocated, it could free up
the land for a higher and better use that fits the vision
for this neighborhood. The visibility from I-70 provides
a prime real estate opportunity and amenities nearby
like the park, river, and hot springs is unprecedented in
Glenwood Springs.
5) Implement a riverwalk.
A riverwalk is envisioned along the Colorado River
from Iron Mountain Hot Springs through Two Rivers
Park with connections to the Confluence area and
downtown, as well as to 6th street via the pedestrian
tunnel. New development should plan for these
improvements and encourage access to the river, both
private and public, where feasible.
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NORTH GLENWOOD RESIDENTIAL
NEIGHBORHOOD
This is a neighborhood of mostly single family homes
insterspersed with some multi-family units. The streets
are generally very narrow, some lacking sidewalks
which forces pedestrians, bicyclists, and automobiles
to share the same space. The historic street and
building character is envisioned as remaining. New
development within proximity to this character area
should take into consideration the desire to keep this
neighborhood residential in nature, with quiet streets
and a dark night sky.

New development within proximity to this character
area should take into consideration the desire to keep
this neighborhood residential.
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TWO RIVERS PARK
Two Rivers Park is included as a separate character
area, as it is a public amenity and regional draw.
The park is highly used and could benefit from more
parking (or shared parking with new development) for
events. Improving the ramps for kayakers and rafters
is desired, as well as making the park a destination for
rafters to stop and picnic or hang out. The southern
edge is envisioned as becoming a beach where
people can interact with the river and a boardwalk is
envisioned along the river along Two Rivers Park and
over to Iron Mountain Hot Springs.

The southern edge is envisioned as becoming a beach
where people can interact with the river.

Improving the ramps for kayakers and rafters is desired, as well as making the park a destination for rafters to
stop and picnic or hang out.
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ZONING RECOMMENDATIONS
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The area north of E. 6th Street, currently zoned
C/1, within the applicable boundary (i.e. excluding
residential and public park zones) will be replaced
with M1 when the new code is adopted. The new
M1 standards align with the vision of this plan and
therefore no map changes are recommended.
The properties south of E. 6th Street and east
of Laurel Street and the new roundabout are
currently zoned C/3. The replacement zone (CO) does
not meet the future vision for this area, and therefore
this plan recommends rezoning to M2 - the same
zone as downtown.
Properties south of W. 6th Street, between
Laurel and Devereux Road, are currently zoned C/3.
The recommendation is for this area to be rezoned
to M1.
The area within the Riverfront Neighborhood
character area currently includes two zones - C/4
and C/1. This plan recommends the replacement
zones of RE and M1 remain in place.

C/1

th

•

C/4

6
W.

The Glenwood Springs Development Code Update
was drafted concurrently with this plan. The new
code is expected to be adopted in Winter 2017/18,
following adoption of this plan. New regulations related
to zoning will then be in place, along with the design
standards and guidelines from this plan (Appendix
A). A series of “replacement” zones are established
which modify nomenclature and standards to better
represent the existing zones’ intents. Portions of the
6th Street Corridor study area align with the proposed
“replacement” zones, while other portions are
recommended to be remapped to zones that better fit
the desired character. The figures to the right show the
existing and proposed zoning.

EXISTING ZONING

M1

I-70
E. 6th Street

M2
(rezone)
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Listed below are the purposes and standards for each
zone district, as outlined in the proposed Glenwood
Springs Development Code Module 2:
M1 - MIXED USE CORRIDOR
Purpose - The M1 district is intended to
accommodate mixed-use development with walkable
and active streetscapes on Glenwood’s primary
roadways. The mix of uses in the M1 district is
intended to accommodate lighter-intensity commercial
districts with limited auto-oriented uses compatible with
surrounding residential neighborhoods. The M1 district
is also intended to offer a diverse mix of housing
opportunities at varying densities.

The proposed standards for each district, as identified in Module 2 Public Draft ot the Code, are as follows.
Recommended amendments to meet the goals of the 6th Street Corridor Plan are identified in red.

Purpose - The M2 district is intended to
accommodate walkable and active development
within Glenwood’s core commercial areas, including
but not limited to central downtown. The M2 district
includes the most recognizable and prominent areas of
Glenwood Springs and therefore places an emphasis
on high-quality building and site design, as well as the
surrounding streetscape. The M2 district is intended
to allow for a mix of residential and nonresidential
uses while ensuring compatibility with surrounding
established neighborhoods.
RE - RESORT
Purpose - The RE district is intended to
accommodate high-intensity commercial development
with flexibility in terms of allowable uses and
dimensional standards to accommodate for primary
and accessory resort development uses. The RE
district is intended to apply to properties that are
relatively isolated from adjacent properties due to
physical and/or natural features.
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M2

RE

None

None

None

15 percent

None

10 percent

Lot Standards, Minimum
Lot area
Landscaped area

Setbacks
Front, minimum

5 feet

None

5 feet

Front, maximum (arterial streets)

60 feet

40 feet

60 feet

Front, maximum (other streets)

25 feet

20 feet

Side, minimum

5 feet

None

Rear, with alley, minimum

5 feet

None

Rear, without alley, minimum

M2 - MIXED USE CORE

M1

None

7.5 feet

Building Standards, Maximum
Building height, Grand Avenue and E. 6th Street

--

40 feet

-

Building height, Other streets

*38 feet

50 feet

60 feet

Building height for meeting affordable housing
incentive in 6th Street Corridor Plan (applicable areas)

60 feet

50 feet

--

* - This plan recommends a 38-foot base height limit for M1 to allow a 3-story mixed use building of adequate
floor heights and quality.

AFFORDABLE HOUSING HEIGHT
INCENTIVE
The city should consider an incentive program that
encourages affordable housing (rental and for-sale) by
allowing additional building height (see above table)
in the targeted areas within the 6th Street Corridor
Plan study area (see hatched area of the proposed
zoning diagram on the previous page). Details of
defining affordability thresholds and duration should
be worked out by the city. The city can build on the
recent ordinance that allow fee waivers in exchange
for providing affordable units.

NOTE:
Refer to Appendix A for additional
design standards and guidelines for
applicable properties. Also reference
the Glenwood Springs Development
Code (anticipated adoption Winter
2017/18) for allowable uses and other
dimensional and general development
standards.
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4. Mobility
6TH STREET CORRIDOR PLAN

MOBILITY GOALS
Currently, the primary function of 6th Street is to move cars. As currently designed, it is an inhospitable
environment for pedestrians and bicyclists. Some overarching goals for improving mobility in the corridor study
area include:
•
•
•
•
•
•
•

To promote Glenwood Springs as an outdoor recreation destination.
To facilitate walking and biking as viable transportation options by implementing comfortable and
easy-to-use facilities.
To connect the major activity centers within Glenwood Springs to one another.
To connect the two major regional trails - Glenwood Canyon Trail and the Rio Grande Trail.
To provide better circulation within the study area by breaking up the mega-blocks along West 6th
Street with pathways, streets, or private drives.
To supplement walking, biking and driving with an efficient transit system.
To support redevelopment by implementing a public parking structure and other parking
mechanisms.

IN THIS CHAPTER
MOBILITY GOALS

31

THE GLENWOOD RIVERFRONT LOOP 33
PROPOSED BRIDGES

35

PEDESTRIAN AND BIKE FACILITIES

37

TRANSIT SERVICE

39

PARKING41

The following pages outline a vision for enhancing mobility options and connectivity within the study area.
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Figure 7 - The Glenwood Loop
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THE GLENWOOD RIVERFRONT
LOOP
In order to promote Glenwood Springs as an outdoor
recreation destination and seamlessly connect
the major activity centers, this Plan recommends
implementing a bike/pedestrian “loop” system.
The proposed Glenwood Loop offers two phases:
•

•

Phase 1 - 1.75-mile hiking/biking loop
connecting downtown, North Glenwood Village
Core, West 6th Street corridor, Two Rivers Park,
and the Confluence. This trail would include
specific wayfinding signage to direct people
along the route. It could also include kiosks with
historical information about certain areas along the
route, as well as awareness about health benefits
such as estimated calories burned and distance
information.
Phase 2 - 1.85-mile loop stretches over to the
Glenwood Meadows shopping center and Midland
Avenue. This extension is dependent on a new
bridge connecting Devereux Road to Midland
Avenue. A new pedestrian bridge across I-70 is
also envisioned for this phase.

This hiking and biking trail could be promoted as both
heritage and recreational tourism and include “smart
technology” applications for handheld devices.
Phase 1 of the Glenwood Riverfront Loop utilizes
existing trails and bridges, where feasible. In addition
to new vehicular and pedestrian bridges, new
improvements needed to implement the first phase
include:
•

•
•

New bicycle and pedestrian facilities
along the north side of 6th Street from Pine
Street to the Devereux Road. Refer to Chapter 5
and Appendix B for more information regarding
streetscape design.
A pedestrian/bike crossing at Devereux
Road and West 6th Street.
A continuous multi-use path along the
south side of Devereux Road from West 6th to
Centennial Street.

Phase two improvements include:
•
•
•
•

The Glenwood Riverfront Loop could be “branded” and
marketed in a variety of ways.

A signalized pedestrian crossing on
West 6th Street, approximately 350 feet west of
the new Laurel Street interchange.
A new multi-use path that stretches from
West 6th Street to I-70 (approximately in line with
5th Street).
A pedestrian bridge over I-70 to connect
the loop trail into Two Rivers Park.
A new vehicular bridge to connect
Devereux Road to Midland Avenue.

A smartphone app could be downloaded and include
directions, historical information, health information,
and more.

Note that for both phases, the connection
through The Confluence depends on how that
area redevelops. The trail is shown connecting via 8th
Street to Colorado Avenue to 7th Street to get people
back to the Grand Avenue pedestrian bridge.
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Public art and wayfinding could be incorporated along
the route.
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PROPOSED BRIDGES

#2 - I-70 PEDESTRIAN BRIDGE

To facilitate increased connectivity to and from North
Glenwood, one pedestrian bridge and one auto bridge
are desired:

This bridge would cross I-70 midway between the
Devereux Road pedestrian bridge and the new
interchange. It is envisioned as becoming an extension
of Two Rivers Park and connect into a new “civic
spine” - a street/plaza that links directly into 6th Street.
This “spine” would include a mixture of uses to activate
it. It would also be connected to a public parking
structure and transit center, also envisioned for this
area (explained later in this chapter in more detail.)

#1 - DEVEREUX-MIDLAND BRIDGE
The proposed Devereux-Midland Bridge connects
North Glenwood to Glenwood Meadows commercial
area. The existing Devereux Road vehicular bridge
over the Colorado River would remain in place to serve
the south riverfront area. The new bridge would cross
the railroad tracks and land at-grade with Midland
Avenue near the Community Center.
This connection has been desired for many years.
With new improvements and development opportunity
in North Glenwood, the connection could become
more feasible. The design of the bridge should include
gateway features such as special structural treatment,
lighting, banners, and more. It is also important that
this structure not create an “under the bridge” condition
where the existing kayak/raft pull-out and future beach
area is to be located.
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This bridge should become an iconic gateway from
the interstate. It should be designed as a seamless
connector between the park and North Glenwood and
feel more like a grand plaza than a bridge. It could
include lookout areas to view downtown and the river.

The “civic spine” concept seamlessly connects Two
Rivers Park to North Glenwood.

The I-70 Pedestrian Bridge should be designed more
like a grand plaza than a bridge.

The Glenwood Canyon Trail Bridge would provide
additional connections to the trail and contribute to the
larger Glenwood Loop concept.
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Figure 9 - Pedestrian & Bike Connectivity

NOTE:
Refer to detailed street sections in
Appendix B for detailed diagrams of
sidewalk, bike lane, and multi-use path
recommendations.
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PEDESTRIAN AND BIKE
FACILITIES
Pedestrian and bike connectivity is a priority for North
Glenwood and the 6th Street Corridor study area.
Figure 9 shows a variety of proposed solutions for
improving circulation and connectivity in this area.
Explanations are as follows:
SIDEWALKS
Figure 9 shows the location of existing and proposed
sidewalks (solid and dotted pink lines, respectively).
Implementing a continuous network that is accessible
and offers a pleasant and safe experience is important.
The following guidelines relate to new sidewalks:
•

•
•

•

Sidewalks at minimum, should be 5 feet wide,
except along 6th Street where sidewalks should
be a minimum of 6 feet wide (clear space). Note
that the current code requires 8 feet in commercial
areas.
Where feasible, sidewalks should be buffered from
the street with tree lawns, landscaping, or trees in
grates.
All streets within the “Village Core” area (between
Laurel and Olive Streets from 5th to 6th Streets)
should include sidewalks on both sides of the
street.
Devereux Road from Centennial Drive to
Two Rivers Plaza Drive, although narrow and
constrained by topography on both sides, should
include a sidewalk on at least one side of the
street.

CROSSWALKS
Crosswalks are essential to promoting walkability by
providing multiple safe route options as a pedestrian.
Crosswalks should be clearly marked so pedestrian
areas are highly visible to oncoming traffic. In some
locations, pedestrian signals may be desired, such as
Rectangular Rapid Flashing Beacons (RRFB). In other
locations, the material change and pedestrian crossing
sign may be enough. And still in others, especially
long-term, a full traffic signal may be appropriate.
Further traffic studies will be needed to determine the
need once the new interchange is in place.

Sidewalks should be buffered from the street to provide
a safe and comfortable pedestrian experience.

Guidelines for new crosswalks are as follows:
•

New crosswalks should be accented with a
change in material. Laid brick pavers that match
the ones specified in chapter 5 for 6th Street
streetscape pallette are preferred. If not feasible
due to cost or maintenance, a colored and
stamped concrete in brick herringbone pattern is
preferred.
• All materials and colors for crosswalks should
match the overall streetscape pallette.
• Crosswalks should be at least 8 feet wide.
• Accessible ramps should be provided at the
sidewalk edge.
Refer to Chapter 5 for more information on crosswalk
locations.

Crosswalks should be accented with a change in
material such as pavers or colored, stamped concrete.

The same pavers used on 7th Street downtown are
the same pavers specified for 6th Street. Crosswalks
should match these in color or material.

Chapter 4: Mobility
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TWO-WAY PROTECTED BIKE LANE

MULTI-USE PATHS

A two-way protected bike lane is proposed along the
north side of E. 6th Street from Olive to Laurel. This
facility is separated, or “protected”, from automobiles
by being raised at curb level and buffered with bollards.
Using contrasting paver colors and patterns can
visually separate thh bike lane from the sidewalk. They
offer many benefits in a “main street” environment:

Multi-use paths (MUPs) are dedicated off-street paths
that are wider than sidewalks and that accommodate
both pedestrians and bicyclists in the same space.
During development of this plan, a voting preference
exercise with the public revealed that the majority
of residents preferred off-street facilities to on-street
facilities (bike lanes or routes) in this area.

•

Some MUPs exist (Two Rivers Park, Midland Avenue,
and Glenwood Canyon Trail) and new MUPs should be
incorporated in key areas that connect into the existing
network. Refer to Figure 9 for key locations.

•
•
•

They are safer for bicyclists - reducing the
number of conflicts with moving autos and parked
cars opening doors (a very common bicycle
conflict).
They are family-friendly and even safe for
small children to use.
They contribute to placemaking - or making a
place feel special and unique.
They boost economic growth! A recent
report from PeopleForBikes and Alliance for
Biking & Walking suggests through various case
studies that protected bike lanes have: fueled
redevelopment to boost real estate values, helped
companies attract workers who wish to bike to
and from work, encourage workers and residents
to be healthier and more productive by providing
active transportation options, and increased retail
visibility and sales by placing more PEOPLE
closer to businesses as opposed to CARS.

Multi-use paths are wider than sidewalks and
accommodate both pedestrians and bicyclists in the
same space.

The following guidelines for MUPs should be observed:
•
•
•

Multi-use paths should be at least 10 feet wide.
Twelve feet is preferred.
Maintenance is essential to the use of MUPs. The
City should consider snow and rock clearing and
other general maintenance for these facilities.
Lighting and signage should also be considered to
ensure that the MUPs are safe and inviting at all
times of day.

BIKE LANES AND ROUTES
Because MUPs are not feasible to implement
everywhere due to land constraints, some on-street
facilities are proposed to provide the “missing links” in
the overall trail system.

Protected bike lanes provide a dedicated space for
bicyclists that is buffered from cars and pedestrians.

This plan proposes on-street bike lanes where
streets are wide enough, or could be reconstructed to
accommodate them within the existing rights-of-way.
Where land is more constrained, a shared facility will
suffice. These are indicated with “sharrows” in the
travel lane to warn automobiles to share the lane with
bicyclists.
Sharrows warn automobiles to share the lane with
bicyclists.
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TRANSIT SERVICE
EXISTING TRANSIT SERVICE
Ride Glenwood buses are operated by the City
through a contract with RFTA and service the 6th
Street corridor at 30-minute headways from 6am to
7pm. This route serves Glenwood Meadows, West
Glenwood, North Glenwood, downtown and up-valley
to the Roaring Fork Market Place. There are two stops
within the study area along West 6th Street, but the
route misses some of the major destinations such as
Glenwood Hot Springs and Iron Mountain Hot Springs.
Other RFTA service includes Local Valley Bus
(service to Aspen), Hogback (service to Rifle),
and the VelociRFTA (service to Aspen). Another
option is the CDOT Bustang (service to Denver).
However, all of these buses pick up across the river
from 6th Street at the West Glenwood Park & Ride.
The Colorado Mountain Express (service to
Denver International Airport) picks up at the Ramada.
PROPOSED SHUTTLE LOOP & FUTURE
TRANSIT

also be accommodated through dedicated on-street
parking spaces or reserved spaces in future parking
structures.
TRANSIT STOPS
The stops for the shuttles should incorporate the
unique branding of the vehicles as well as signage
indicating time tables, maps, and other necessary
information. They should be designed as “mini
plazas” where their use is flexible, blends in with the
streetscape and supports interaction.
Shelters are desired to protect transit riders from the
elements. The architecture of the shelters should be
a blending of artistic expression and the traditional
architectural character of North Glenwood. Along 6th
Street, a dedicated area for buses/shuttles to pull out
of the traffic lanes is desired, however this will depend
on the location and right-of-way that exists.
The following guidelines for transit stops should be
followed:
•

A more localized shuttle is desired for the 6th Street
corridor study area to take visitors to and from major
destinations (see Figure 10). A short-term route is
proposed that would begin at Iron Mountain Hot
Springs and end downtown, servicing all major
destinations along 6th Street in between. When the
Devereux-Midland bridge is constructed, a longer route
could be implemented that also services The Meadows
and connects into the West Glenwood Park & Ride.

•

The proposed shuttle should be visibly different from
Ride Glenwood to avoid route confusion and to “brand”
itself as a unique transit system.

•

As Glenwood Springs matures, more transportation
options such as car sharing and ride sharing should

•
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Ride Glenwood and the shuttle service would share
stops along West 6th Street.

•
•
•

•

Where feasible, a dedicated “pull-out” for buses
should be provided so traffic can pass by.
Consult RFTA guidelines for dimensional
standards for bus pull-outs. Shuttle-only stops will
depend on the size of vehicle chosen.
Place transit shelters directly adjacent to the
property line with a 6-foot minimum sidewalk in
between the shelter and the curb/loading zone.
Transit shelters should have a minimum footprint
of 60 square feet and be at least 4 feet wide.
Transit shelters are preferred at each stop, but
should at least be provided every other stop.
Where shelters are not provided, at least one
bench, trash receptacle and appropriate signage
should be provided.
Traditional materials such as brick, wood, glass
and metal are encouraged. Durability is important.
Shelters should be as transparent as possible to
deter negative behavior.

A pull-out for buses is desired. A 6-foot minimum
sidewalk between the shelter and the curb should be
provided.

The proposed shuttles should be visibly different from
Ride Glenwood to avoid route confusion and to “brand”
itself as a unique transit system.
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Figure 10 - Transit and Parking
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PARKING
Currently, the study area lacks sufficient parking to
serve existing uses, especially during the busy tourist
season which is generally May through September.
This is due to the small lot sizes, older buildings and
infrastructure, and topography paired with existing
zoning standards and lack of public parking. Providing
public parking to serve multiple businesses and lessen
the burden on local property owners and residents is
desired. Providing public parking spaces would also
free up additional developable land. Some suggested
actions are listed below:

•
•

•

Public parking to serve the 6th Street corridor
as well as overflow parking for Two Rivers Park
events.
A Park & Ride for North Glenwood, which
could be served by Ride Glenwood as well as
regional transit services such as RFTA, CDOT’s
Bustang and Colorado Mountain Express.
Overflow parking for Hanging Lake with the current parking lot for Hanging Lake over
capacity, a satellite lot with a shuttle is needed.
This parking structure could be an ideal location
for Hanging Lake parking spillover and transit
service.

•

•

IMPLEMENT A PUBLIC PARKING
STRUCTURE

In particular, a structure labeled P4 in Figure 10
was considered a good location for a public parking
structure, due to its proximity to and visibility from
the interstate. This parking structure is envisioned as
serving multiple purposes, including:
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All of the potential parking locations are shown on
private land. This means that the City would either
need to purchase the land in order to build a structure
or partner with the existing land owner to jointly
develop the structure. A joint partnership may be
desired by property owners as a way to help fund their
own redevelopment vision.

New buildings hold
the edge of 6th
Street
New street-like
private drive

6TH ST

DEVEREUX RD

A public parking structure (or structures) is a priority for
supporting future redevelopment in the area, as well as
to relieve existing parking pressure. Several potential
locations are identified in Figure 10. This does not infer
that five parking structures are feasible in this area,
especially in the near term. Rather, they are shown as
desired potential locations based on criteria such as:
proximity to downtown and local destinations, service
area, future uses, and available land.

A Recreation Hub - the parking structure
could be “wrapped” with a Recreation Hub facility.
Inside, kiosks from local tourist attractions could
be available to provide a “one stop shop” for
tourists to book activities. A climbing wall or other
indoor (or outdoor) recreation facility could provide
activities while people wait.
A Fire Station - relocating the downtown fire
station to North Glenwood has been discussed,
as the downtown location is not ideal for these
services. A fire station could be incorporated into
the parking structure as well to provide an active
civic use for the area. A North Glenwood location
gives the fire department better immediate
access to the interstate than the current 8th
Street location. It would also help improve the
department’s response times to emergencies in
Glenwood Canyon.

P

Parking garage
“wrap” with
recreation hub
350-space parking
structure
Plaza and
pedestrian bridge

0

Fire station.

TE 7
RSTA

INTE

A conceptual plan rendering shows how a new public parking structure could be incorporated into a larger
development and serve the entire 6th Street corridor, offering a “park once” strategy.
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RESIDENTIAL PARKING PERMIT
DISTRICT
In order to protect the residential neighborhood from
spillover parking, the City should create a Residential
Parking Permit District where parking would only be
allowed for cars with designated stickers for certain
hours. Currrently, this system is being implemented in
some neighborhoods near downtown. The proposed
area is shaded in Figure 10.
IN LIEU FEES FOR PARKING
The City should consider allowing “in lieu fees”. These
fees are paid by developers to the city when a property
redevelops. The revenue is used by the city to create
public parking spaces. Benefits include:
•

•

•

•
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Flexibility - Relieves developers from having
to provide on-site parking thus giving them the
opportunity to utilize valuable land area for
building.
Shared Parking - in lieu fees allow the city to
take into consideration the peak parking demands
of the various uses in the area. For example,
an office and a bar would have different parking
demands as they are used at different times.
Park Once - providing shared, public parking in
a single location encourages users to park once
to visit multiple businesses, thus alleviating traffic
congestion.
Better Urban Design - parking requirements
often result in surface parking lots servicing small
buildings that cannot afford structured parking.
By combining parking for multiple uses into one
facility, it allows more developable land (and
perhaps more sales tax revenue) to be created
and fewer parking lots, which contributes more
positively to a walkable, sustainable, and thriving
district.

PAID PARKING
In the long-term, the City should consider creating a
parking district to collect funds for parking as a source
of revenue that could be used for maintenance and
future parking growth. Although it might not seem
feasible at the onset, as demand for parking grows,
paid parking may become feasible.
Paid parking should start with on-street spaces, as
there is a premium for convenience parking. This could
occur along East 6th Street and along certain northsouth streets between 5th and 6th. Paid parking in
public structures could be feasible for special events in
the short-term, and could expand into the high-season
with free parking allowed when the demand is lower.

Parking structures should utilize the topography to
mask the scale of the overall structure, like this parking
structure in Rifle, Colorado.

Paid parking would require a more detailed study.
However, the City should be aware of the potential
revenue generation for the future.
PARKING STRUCTURE DESIGN
The following general guidelines should be followed for
parking structures (Refer to Appendix A for additional
guidance):
•

•
•

•

Utilize topography to mask the scale of the
structure. In some locations (P1, P2, P3), there is
opportunity for a two-level parking structure, with
no internal ramps, which is less expensive.
Design parking structures to be similar in mass,
scale, style, and materials to existing, surrounding
buildings.
Parking structures should be extra sensitive
in mass, scale, and architectural character if
they abut residential properties. For instance,
using a finer grain of detail and smaller scale is
appropriate.
Wrap parking structures with commercial uses
whenever feasible. This will help activate the
street and positively contribute to the community.

Parking structures should be architecturally similar
to their surroundings and “wrapped” with commercial
uses whenever feasible.

A parking structure could be wrapped with unique
architectural treatment and activities such as a rock
climbing like “The Block” in Chattanooga, TN.
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5. Streetscapes, Public Art & Signage
6TH STREET CORRIDOR PLAN

STREETSCAPE GOALS
The existing streetscape design for 6th Street was implemented in the 1980s and is outdated. The future vision
for 6th Street is to become a destination for both residents and visitors by activating the street edge with desired
uses such as shopping, dining and small public gathering spaces. The new streetscape should present a
pedestrian-friendly, safe and welcoming experience with improved beautification including landscaping, lighting,
public art, and other amenities that make walking pleasant and effortless. Traffic-calming features such as onstreet parking, narrower drive lane widths, and landscaping will slow down cars. Bicycling will also be promoted
with proper facilities to encourage the use of bicycles as a viable mode of transportation.
DEVOLUTION FROM CDOT
The entirety of 6th Street west of Pine Street is currently owned and maintained by CDOT and is categorized as a
state highway. However, with the new I-70 interchange configuration, 6th Street from Pine to Laurel streets will be
transferred to City of Glenwood Springs ownership in a process referred to as “devolution”. In the transfer, CDOT
provides the City with a one-time payment to cover the costs of roadway maintenance over a 20-year period. The
payment does not have to be earmarked for maintenance. In addition to devolving 6th Street between Pine and
Laurel, this plan recommends devolution of Highway 6 from Laurel to Traver Trail.
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STREETSCAPE PHASING
Major streetscape improvements are proposed for
the entire 6th Street corridor from the Vapor Caves to
West Glenwood. The following explain the anticipated
phasing of improvements for 6th Street:
PHASE 1 IMPROVEMENTS
Phase 1 includes improvements to East 6th Street
from Laurel Street to Pine Street (refer to Figure 11),
including
•

complete re-build of the street right-of-way, due
to a decrease in traffic volumes once the new
interchange is complete.

These improvements should be completed immediately
following the construction of the new roundabout and
Grand Avenue Bridge. Anticipated completion of this
phase is by the end of 2018 (refer to Chapter 7 for
more information).
PHASE 2 IMPROVEMENTS
Phase 2 includes East 6th Street from Pine Street to
the Vapor Caves. This includes:
•
•
•
•
•
•
•

continuing the same street configuration as Phase
1 in front of Hotel Colorado to Olive Street;
minor improvements between Olive and River
Drive to provide continuous sidewalks;
intersection improvements at 6th and River Drive;
moving the Glenwood Canyon Trailhead up to the
intersection;
new multi-use path along I-70 from the new
trailhead to the regional trail;
improvements to Yampah Spa parking area; and
improved shared street/plaza in front of the Art
Center.

Chapter 5: Streetscapes, Public Art & Signage

These improvements should be completed
immediately following Phase 1 improvements.
Anticipated completion of this phase is by 2020.
It is important to note that it will not be possible to
undertake these improvements if this section of west
6th Street remains a state highway.
PHASE 3 IMPROVEMENTS
Phase 3 streetscape improvements includes West 6th
Street from Laurel Street to Devereux Road, including:
•

•

reconfiguration of right-of-way to provide a wide,
multi-use path, or promenade” on the north side,
narrower travel lanes, a wide sidewalk on the
south side, new crosswalks, and the addition of
street trees and landscaping, signage/wayfinding,
transit stops, and other placemaking features.
A roundabout is proposed at the intersection of
West 6th and Devereux Road to better organize
circulation in this area, making it safer and more
efficient. It also serves as a significant gateway
into the corridor from West Glenwood.

These improvements will enhance the character of the
village core and should be implemented as soon as
possible, but may only be feasible once the City takes
over ownership and maintenance of the street from
CDOT. Anticipated completion of this phase is by 2022.

PHASE 4 IMPROVEMENTS
Phase 4 consists of implementing pedestrian and bike
facility improvements to Highway 6 west of Devereux
Road. Currently, a multi-use path exists along the north
side of the road, but the pathway is not protected from
the travel way and is often covered in gravel, making
it unsafe to use. The proposed street section adds a
curb and gutter with a landscaped median and 12-foot
wide multi-use path.
These improvements will serve as a cohesive
connection between North Glenwood and West
Glenwood and make bicycling between the two areas
a viable alternative. These enhancements should be
pursued following the devolution of the street from
CDOT. If improvements must be phased, this section
should be last.
NOTE:
Street sections for all streets
mentioned (phase 1-4) are provided in
Appendix B. Please reference these for
recommended improvements.
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Restaurant

New crosswalks

Retail

Dedicated Bike Lane

E. 6TH ST.

Parallel Parking

Street Trees
Retail

PINE ST.

Gas
Station

MAPLE ST.

LAUREL ST.

Phase 1 - East 6th Street between Pine and Laurel Streets:

Hotel
Colorado

Focal Point at North
Landing

Wide Sidewalks
Existing Mixed
Use Building

Restaurant/
Retail

Plaza/Park

Pedestrian Bridge
north landing

Plan Rendering for E. 6th Street from Pine to Laurel.

Perspective looking east from crosswalk in front of gas station. New development shown on south side of street is
for illustrative purposes only - it is not a development proposal.
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Phase 2 - East 6th Street between Pine Street and Vapor Caves:
Hotel
Colorado

OLIVE ST.

PINE ST.

Reorganize the 6th Street
and River Street intersection
with a three-way stop and
marked crosswalks.

Continue streetscape
treatment west of Pine Street
with protected bike lane and
sidewalk + on-street parking.

Hot Springs
Lodge

Vapor Caves
and Spa

Art
Center

Reorganize
parking by
expanding into
hillside with
retaining wall.

E. 6TH ST.

New shuttle stop for
Hotel Colorado and
Hot Springs.

Sharrows in thermoplastic white on
street to indicate shared lanes for
motorists and bicyclists.

SECTION 1
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SECTION 2

R
VE

Hot
Springs

RI

.
ST
Move Glenwood
Canyon trailhead
to this location.

Multi-use trail adjacent
to interstate with
sound wall barrier and
public art.

SECTION 3

Perspective looking east from 6th and North River streets illustrating relocated Glenwood Canyon trailhead,
and new I-70 gateway entrance to the city with enhanced landscaping and public art.
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Phase 3 - West 6th Street between Laurel Street and Devereux Road
New roundabout and gateway
feature; move Traver Trail to
intersect at roundabout.
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.
1st ST

Crosswalk north
of 1st Street
Transit stop at Silver Spruce and
Antlers (note: if public parking
structure and transit hub is built, it
would replace this stop).

Antlers

Silver
Spruce

Crosswalk and intersection at
proposed 5th Street connection
(future new street to west and
pathway to east)

Glenwood
Motor Inn

Westbound
transit stop
Wider multi-use path (north side
only)

Ramada
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LAUREL ST.

Starlight Lodge

Eastbound
transit stop

NOTE:
Execution of streetscape
improvements on W. 6th
dependent upon devolution
of Highway 6.
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STREETSCAPE MATERIALS
Sidewalk improvements along 6th Street should
include a higher degree of detail, as opposed to other
streets in the study area. This is to highlight and
unify the 6th Street corridor. The materials should be
timeless and easy to maintain overtime.
The majority of the streetscape consists of standard
gray concrete with a brush finish. In certain areas, a
more detailed scoring pattern is proposed to further
delineate space and function within the streetscape.
Brick paver accent banding is consistent throughout
the corridor from Pine Street to Devereux Road. This
material is specified to use the same brick pavers
from 7th Street in order to tie the two streets together
aesthetically. The 6th Street pattern purposefully
mimics the 7th Street pattern, but is the inverse (i.e.
6th Street uses brick pavers as the accent as opposed
to 7th Street which uses brick as the primary surface
material). A buff colored concrete is proposed for the
protected bike lane on the north side of 6th Street from
Laurel to Olive. The color differentiation will provide a
visual contrast so that the bike lanes are not confused
with the sidewalk. A bike symbol should also be
painted onto the surface for further clarification.

B

A

Standard Gray Concrete
with a Brush Finish

Endicott - Medium Ironspot
No. 46 brick pavers (4x8)
in herringbone pattern

C

West 6th Street paving pattern. Note the change at the
future intersection in front of Rosi’s where street trees
transition from paver grates to tree lawns.
Colored Concrete - Mesa
Buff (Davis Colors)

3’

C

8’

B

5’
A

6’
15’

3’

varies

The 6th Street pattern purposefully mimics the 7th
Street pattern (above) but is the inverse.
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East 6th Street paving pattern
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STREETSCAPE KIT OF PARTS

FURNISHINGS

The streetscape “kit of parts” will tie the corridor
together aesthetically by using black, powder-coated
metal as the consistent color/material. The matte black
color also contrasts well with the horizontal material
pallette. Each of these elements should be placed
within the “amenity zone” of the sidewalk as shown in
the illustration below.

Benches and trash receptacles should utilize existing
city specifications for consistency and efficiency. Bike
racks should be simple, sleek, timeless, functional, and
vandal-proof.
Within the Village Core, two benches per block face
is appropriate (i.e. eight benches between Pine and
Laurel). Outside the Village Core, benches should be
spaced a minimum of 75 feet apart. Provide one trash
receptacle per block face, or a minimum of 300 feet
apart. Bike racks should be strategically located to be
convenient for bike traffic.

LIGHTING
New pedestrian lighting should match the light fixtures
on the new Grand Avenue pedestrian bridge (see
excerpt at right from lighting package). Bollards are
also planned to further delineate space and to add
ambient lighting, especially at the intersection of Pine
and 6th and along the protected bike lane.

Landscape Forms Chase Park 40
gallon trash receptacle in black
powder coated steel with modified
bear resistant top (or other similar
bear resistant style).

PEDESTRIAN ZONE

AMENITY ZONE

BUILDING ZONE

Pedestrian lights should be spaced approximately 40feet apart, but no more than 75-feet.

6’ min.

5’ min.

6th Street streetscape area should be split into three
“zones” whenever feasible.
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The pedestrian lighting will be the same as is being
used on Grand Ave. pedestrian bridge.
Landscape Forms 35 Loop Bike Rack

Architectural Area
Lighting - Providence
Medium LED lamp

LandscapeForms
“Annapolis” Bollard matte black powder
coated metal

Landscape Forms Plainwell Bench with Ipe wood and
black metal.
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LANDSCAPING

HANGING BASKETS

OTHER LANDSCAPING

A consistent landscaping treatment should be applied
throughout the corridor. Street trees are desired to
“soften” the streetscape and provide shade in the
summer months. Another consistent landscaping
treatment is the use of annuals in hanging baskets
from the new pedestrian light fixtures, a feature
designed to give 6th Street corridor a unique character.
This landscaping treatment will be unique to North
Glenwood and help contribute to it’s identity.

Hanging flower baskets are to be applied to the lighting
fixtures throughout the 6th Street corridor. A flexible
fixture that allows hanging baskets or banners to be
applied should be considered so that when flowers are
not appropriate, banners could be hung instead.

Private properties are encouraged to contribute to
the landscaping of 6th Street with planters or other
moveable landscape treatments. These elements
should be placed in the “building zone” and would be
owned and maintained by the business or property
owners. They should be similar in scale, color,
material, and style as the proposed streetscape kit of
parts.

STREET TREES
Street trees should be spaced approximately 30 to 35
feet apart and shall be planted with a 3-inch caliper.
There are two conditions for planting street trees along
the corridor:
•

Paver Grates - this system includes a 5’ x 15’
tree pit with a suspended metal grate for placing
brick pavers upon. This system allows water to
permeate through the pavers into the soil and
provides ample air for healthy tree growth. This
system should be applied in the Village Core area.
• Tree Lawn - this system includes a 5’ min. tree
lawn. The lawn area could include sod or low
native grasses and shrubs. This condition applies
to everywhere except for the Village Core.
Preferred street tree species include Honeylocust
variety, Littleleaf Linden, Japanese Lilacs and nonfruit bearing trees like Cleveland Select or Callery
Pear. Others may be used as accents or for special
circumstances.

Hanging flower baskets are to be applied to the lighting
fixtures throughout the 6th Street corridor.

Businesses on 7th
Street have implemented
planters that also serve
as enclosures for cafe
seating.

Planters adjacent to
storefronts contribute to
the landscaping of 6th
Street.

Planters would be owned and maintained by the
business. Planters should be similar in scale,
materiality, and aesthetics as the proposed streetscape
kit of parts.
The Honeylocust variety is currently present on the
corridor and is preferred for new street trees.
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PUBLIC ART
Public art contributes to a unique identity and is
encouraged throughout the 6th Street corridor study
area. Art pieces should be strategically placed for high
visibility. They may be located along the street, mixed
in with other streetscape elements, or in dedicated
areas such as parks and plazas. They may be
traditional, functional, or whimsical - but they should
be scaled appropriately for the environment in which
they are situated. For example, larger exhibits are
more appropriate in wide-open spaces such as parks
whereas smaller, more human-scaled exhibits are
more appropriate within the streetscape and adjacent
to buildings.
A new public gathering place proposed at the
intersection of 6th and Pine, adjacent to the new
pedestrian bridge, is intended to feature public
sculpture. A rotating sculpture exhibit is proposed
for the southwest corner of the park in an “art walk.”
These pieces will be displayed on stone slabs so that
when there is not an art piece present, the stone slab
may serve as a bench. Additionally, a large, prominent,
focal sculpture is proposed in the public gathering
space near 6th Street. The sculpture will serve a dual
purpose - as public art and a unique climbing feature
for children.

A teddy bear sculpture is
planned as a focal point
for the 6th Street Park as
an art piece as well as a
play area for kids.

Public art may be incorporated into streetscape
elements such as benches.

An art walk is proposed
for the southwest corner
of the park. Sculptures will
be placed on large slabs of
stone. When art pieces are
not present, they will serve
as additional seating areas.

This play on street signs
is located in front of the
Aspen Art Museum.

A temporary “pink balls”
exhibit occurred in
Montreal with pink balls
strung on lines and hung
over the street.

Larger exhibits are
appropriate in parks.

Colorful exhibits are eye
catching.

The City should work with the Art Center and
commission local artists whenever feasible for
permanent sculptures or exhibits. The art walk is
intended to be a dedicated space for local artists
as well. Other, temporary art exhibits may also be
considered for seasonal draw or special occasions.

Public art can be whimsical.
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SIGNAGE
Figure 12 calls out general placement and messaging
for new wayfinding signage for the 6th Street corridor.
Signage should follow the City’s existing Wayfinding
Sign Program Standards Manual. There are seven
sign types identified for the corridor:
•
•
•
•
•
•
•

Type A1 - Primary Vehicular Directional
Type B2 - Secondary Vehicular Directional
Type F1 - Parking Lot Directional
MUTCD - Vehicular Safety/Regulatory
Type G - Pedestrian Directional
Type H - Pedestrian Directory
Type E1 - Park Identification Sign

Types A1, B2, MUTCD, and G include preliminary
messaging for the signs. Other types include general
placement. Further development of a signage program
for the corridor will be needed following adoption of
this plan.

Example of sign type A1 Primary Vehicular Directional

Example of sign type G - Pedestrian
Directional

Example of sign type H Pedestrian Directory

The backs of signs have a custom graphic that make
them appealing to look at, even from behind, and call
out to passersby that there is messaging that might be
of interest

Chapter 5: Streetscapes, Public Art & Signage
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6. Parks & Open Space
6TH STREET CORRIDOR PLAN

PARKS AND OPEN SPACE GOALS
Currenty, Two Rivers Park, the City’s largest regional park, is the only public park in the study area. It
includes a band shell, baseball field, boat ramp, paved multipurpose trail, skate park, sculpture memorial, and
public restrooms. One of its greatest amenities is its half-mile of frontage along the Colorado River. The park
is highly active in summer months with boating activities, outdoor concerts and special events, but it could use
improvements to restore the river bank and to add enhancements that better connect the park and its users to
the river.

IN THIS CHAPTER
PARKS AND OPEN SPACE GOALS55
NEW 6TH STREET PARK OR PLAZA
56

Other open space within the study area, includes a few, large landscaped areas that are located on private
property. These spaces are good examples of utilizing private property to provide semi-public gathering areas:

TWO RIVERS PARK IMPROVEMENTS
61

•

PRIVATE OPEN SPACE
OPPORTUNITIES62

Antlers Best Western has a large, green space along 6th Street. This park-like setting includes a
grassy area with shade trees and a large bronze sculpture of a moose in center as a focal point..
• Hotel Colorado at Pine and 6th includes a large courtyard that serves as a semi-public space. The
courtyard is landscaped and includes pathways from the street to the hotel, a veranda and an outdoor cafe..
This space is especially vibrant during the holidays when the hotel and trees are adorned with festive lights
and people gather to watch the annual fireworks display.
Primary goals for improving parks and open space in the study area include: implementing a new public park or
gathering place at the intersection of Pine and 6th Streets adjacent to the new pedestrian bridge; improving Two
Rivers Park to better engage the river; and encouraging private property owners to create landscaped areas
around their properties.
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NEW 6TH STREET PARK OR PLAZA
LOCATION
Immediately adjacent to the new pedestrian bridge
north landing is a 16,300 square foot area that was
the former landing of the old vehicular Grand Avenue
Bridge. A key focal point, this city-owned space can be
converted, in whole or in part, to a public park or plaza
that would provide a much needed gathering space to
serve North Glenwood residents and visitors.
The new park will be at the crossroad of major
pedestrian and bicycle routes which connect the
6th Street corridor with the Glenwood Canyon Trail,
downtown and the Glenwood Loop, a new trail
recommended in this plan. and future Glenwood
Riverfront Loop, as well as to downtown Glenwood
Springs via the new pedestrian bridge.

Figure 12 - Concept Diagram showing an option for a full-sized park covering the entire 16,300 square foot area.
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CONCEPT
This park/plaza will serve as a focal point and
gathering place for visitors, residents, and people
coming to and from downtown. The pedestrian bridge
will provide a seamless and comfortable pedestrian
experience from downtown to North Glenwood.
The concept for the park/plaza includes the following
main objectives:
•

•

Connect seamlessly with the
pedestrian bridge. There should not be a
hard line where the bridge ends and the park/
plaza begins. Rather common elements and
materials will blend the two together.
Expand the park/plaza into the street
with a “piazza.” The intersection of 6th
and Pine will integrate high-quality materials
to accentuate it as a special place and to draw
attention to the area. It could also be closed off for
special events and truly serve as an extension of
the park/plaza.

The intersection of Pine and 6th could be closed off for
special events and serve as an extension of the park/
plaza.
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•

Activate the space! Existing and future
buildings surrounding the park or plaza should be
designed to serve a mix of uses with active ground
floors, such as coffee shops, cafes, restaurants
or retail businesses and with upper floors devoted
to housing. Small “plazas” at each of the corners
of the 6th & Pine intersection are indicated on the
diagram above. This simply means that when
these areas redevelop, any future building should
include active ground floor uses that spill outside
to overlook and provide “eyes” on the park/plaza.
This could include cafe seating, a small plaza
with seating areas, or an expanded sidewalk area
with outdoor retail or another type of active use.
Housing on upper floors also would help add to
the vibrancy and provide extra “eyes on the park”

•

Serve as a gathering place. A large kiosk
that includes a map of the area should be included
in the park near 6th Street. It could also include
advertisement space for nearby businesses. This
space should serve as a place for people to meet
up and make decisions about where they want to
go. An iconic art piece or sign is also appropriate.

In the future, mixed use buildings with active ground
floors, such as coffee shops, cafes, restaurants or
retail businesses are encouraged to activate the park.

An iconic art piece or sign is appropriate to serve as
a logical gathering, or “meet up” place. In Fort Collins,
people gather around The Bear.

The bridge should blend into the park/plaza and the
then into the street. New mixed use buildings should
activate the park. Image above depicts a full-sized park
option.
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PROGRAMMING
For the park or plaza to be successful, it is essential
that certain programming elements are included to
keep the area active and vibrant throughout the year.
This plan recommends:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
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Organic shapes
Informal children’s play area
Signature sculpture as “go to” element
Open lawn area for special events or lounging
Place for festival tents
Native landscaping integrated into southern slope
Landscaped buffer and low site wall on west
property line
Stage area for informal performances
Overhead festival lighting
Steps that serve as extra seating areas
Hanging flower baskets on light poles
Bistro tables and chairs
Interpretive signs about Glenwood history
Bike racks
Bear resistant trash receptacles, dog bag stations
Drinking fountain
Electrical and water service for events and
maintenance
Public art and wayfinding signage
Natural boulders and materials
Subsurface stormwater drainage
Interactive water feature

Steps that serve as extra seating.

Bistro tables and chairs.

Informal play area.

Open lawn for special events or lounging.

Overhead festival lighting.

Stage area for informal
performances.

Organic shapes.

Natural boulders/materials. Public art.
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FULL PARK OPTION
Working closely with Parks Department staff,
stakeholders and the community, this design option
utilizes the entire 16,300 square foot area that was
once the north landing of the Grand Avenue Bridge.
This plan, pictured at right, shapes the space to
become a special gathering place for North Glenwood
residents and visitors. A description of the major park
elements follows:
1.

2.

3.

4.

5.

6th & Pine Intersection: this is a traditional
street intersection with sidewalks, curb and gutter. It is
designed to be a visual extension of the park and could
be closed occasionally for special events.
Park Plaza: the north end of the park serves as a
“gateway” to the park and a transition from the “Village
Core” district. This area includes a kiosk for people to
orient themselves and make decisions. It also includes
streetscape elements such as pedestrian lights with
hanging flower baskets, benches, and a combination of
boulders and planters near the street edge.
Informal Stage: a slightly elevated space for
informal performances is located in the northwest
corner. It will also include bistro tables and chairs for
socializing or having a picnic.
Children’s Play Area: the oval shape in the
northeast corner of the park includes boulders and
a unique sculpture for kids to play on. Bistro tables
and chairs will surround the play area, as well as two
low walls on either end of the oval that will serve as
additional seating. This area also includes overhead
festival lighting, integrated tensile shade structures, and
an interactive water feature.
Promenade: the wide sidewalk and tree area on
the west edge of the park serves as a place for tents
to be set up during festivals or celebrations. Trees are
spaced appropriately so that tents can fit in between
them and electrical outlets will be incorporated into the
low wall that defines the west edge of the park. The
majority of the time, when tents are not present, these
spaces will serve as additional leisure seating areas.

Chapter 6: Parks & Open Space

6.

The Lawn: the lawn area serves as a flexible
space for the park. It will be an area for people to
hang out and relax in the grass. It will also be an
area for events, both organized and informal, in the
park such as: movie nights, yoga in the park, art
classes, and more.
7. Art Walk and Play Area: the southwest
corner of the park, at the terminus of the
promenade, includes a “landing” area with seating
and sculptures as well as an additional play area
for children, which will help activate this area of
the park. A pathway, or “art walk” wraps around the
children’s play area which will include a rotating
sculpture exhibit. Other children-related events like
a story walk could also occur in this space.
8. Landing: this area is where the bridge “lands”
and the park begins. This expanded space is
intended to serve as a second “gateway” with a
plaza with steps down to the lawn. It also is where
the steps down to the Hot Springs Pool and parking
area are located. A sign will be located here to
direct pedestrians.
9. Sloped Area: this area slopes down to the
retaining wall that CDOT will put in as part of the
parking lot construction. It includes native seed
planting and trees, as well as some large stone
slabs that reinforce the “edge” of the park.
10. Pedestrian Bridge: the new pedestrian bridge
will continue to downtown Glenwood Springs.

1

2

3
4

5

6

8

7

9

10

Conceptual plan rendering of park.
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ALTERNATIVE STUDIES
Alternative design studies were explored due to the
overwhelming positive reaction to the conceptual
3-story mixed use building originally shown as a
“future” development scenario to activate the park on
the western edge. Sparked by City Council’s curiosity,
the design team explored alternative options for
establishing an activating land use within the park/
plaza boundaries on public property:
•

OPTION 1: A 2-story mixed use corner building
with ground floor retail and upper floor lofts is
shown fronting onto the park and 6th Street.
Behind that building, 4 townhomes are placed
fronting the park to provide additional housing and
“eyes on the park”. The design was modified to
respond to the more formal edge with a mixture of
hard lines and the original natural forms. Program
elements remain, except for the informal stage on
6th Street. This option does not allow for on-site
parking, as there is no room for access.

•

OPTION 2: A 1-story retail kiosk building is
located fronting the park/plaza and 6th Street. This
allows for an active use within the space while still
providing ample room for a number of amenities
and active uses. Refinements were made to the
design to respond to this alternative configuration.

Original park design with existing conditions shown to
the west.

Original park design with future conditions showing the
existing three buildings as redeveloping into a mixed
use building. Note this is a conceptual proposal and did
not involve input from the property owners.

Option 1 shows a 2-story mixed use building with
townhomes fronting onto the park/plaza to activate and
to provide “eyes on the park.”

Option2 shows a 1-story retail kiosk building to activate
the space and provide ample amenities and activating
uses. Refinements were made to the original,
larger design to respond to this smaller alternative
configuration.

NOTE:
The feasibility of these options will be
dependent upon the ability to relocate
a number of utility lines which crisscross the property. This includes water,
sewer, electric, and high-pressure gas.
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TWO RIVERS PARK IMPROVEMENTS
Two Rivers Park is a wonderful amenity for North
Glenwood, and the entire city. In the summer months,
it is highly active with river sports activities and
festivals and events in the park. However, there is
a desire to better connect the park to the river and
celebrate the Colorado River.
Concepts for enhancements to Two Rivers Park
include:

•
•
•
•
•
•

An island beach
Improved boat ramp
A riverwalk trail along the river
Picnic areas along the trail.
In-stream water park/surfing zone
Improved Two Rivers Park open space area
for special events with new pedestrian
bridge over I-70.

NOTE:
A separate design charrette including
some members of the corridor plan
design team assisted Parks and
Recreation department with a visioning
exercise to further develop concepts
for Two Rivers Park. The sketches on
this page are from that exercise.

Surfing zone and beach area.

Improved boat ramp.

Riverwalk trail and overlook.

Boulder seating area to watch kayakers and rafters.

Picnic areas along trail.

Multi-use path connecting to Rio Grande Trail.
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PRIVATE OPEN SPACE OPPORTUNITIES
Other, small open space opportunities on private
property should be encouraged throughout the study
area. Semi-public spaces on private property help
activate and enliven the public realm especially if they
occur in highly visible places such as along 6th Street.
A primary concept for enhancing the identity of
6th Street is for buildings to “open up” to the street
and blend the outdoors with indoors. As properties
redevelop, they should consider opportunities for
blurring the line between public an private space. For
example, as parcels redevelop, new buildings should
be designed with large, traditional storefront windows
and should include small entry plazas, courtyards, cafe
seating areas, public art or other similar active spaces
along the street edge.

Covered, outdoor gaming areas that can be seen from
the street and sidewalk blur the line between public
and private.

Cafe seating on both sides of the street provide unique
experiences and activate the sidewalk.

Small seating areas or gathering spaces adjacent to a building are encouraged.

Small, semi-public plazas with landscaping and
seating areas are a pleasant respite to a streetscape
experience.
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Opening up to the street with large garage doors and
seating areas help activate the sidewalk and public
realm.
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7. Implementation
6TH STREET CORRIDOR PLAN

USING THIS PLAN
The City shall use this Plan as a way to carry out the vision for the 6th Street Corridor, as outlined in the past six
chapters. Implementation measures include both administrative tasks as well as capital infrastructure projects.
Funding sources and participation will be varied - from within the City, to quasi-governmental entities such as the
Downtown Development Authority and/or a new authority, to private developers. Focusing on projects that can be
leveraged through partnerships and synergies - where the priorities of this plan are met, as well as other citywide priorities - is encouraged.
As stated in Chapter 1:
•
•
•

The city will use the plan as a way to prioritize public investment in infrastructure such
as streets, parking and utility upgrades, as well as placemaking elements like streetscapes, plazas and park
improvements.
The city will also use the plan as a tool to evaluate future development proposals of
properties within the project area.
Landowners contemplating new development or redevelopment should consult
this plan to ensure that development concepts are in-sync with the vision and goals of this plan.
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MONITORING SUCCESS
The true success of this plan will be realized
through implementation. Therefore, the plan shall be
continually monitored to ensure projects are properly
positioned for funding and to keep priorities on track.
Note that there are many factors in play, and priorities
may change over time. While flexibility to respond to
changes is necessary, projects should always seek to
respond to the vision and goals, or “spirit”, of this plan.
A 6th Street Corridor Task Force should be organized,
which could include members from the Steering
Committee for this plan, in addition to the DDA and
City staff and leadership. This task force should meet
quarterly to check in on progress made, both from
the private and public sectors, and discuss where
partnerships make sense. This will also ensure
transparency and inclusion.

LAND USE AND COMMUNITY AND ECONOMIC DEVELOPMENT PROJECTS
ACTION

TIMING

POTENTIAL PARTNERS

FUNDING

Rezoning
Short-term DDA; Community Development

General Fund

Meet with property owners within proposed historic
district.

Short-term Historic Preservation
Commission; Frontier Museum;
Community Development

N/A

Constract with consultant to prepare National Register
District nomination, pending approval from majority of
property owners.

Mid-term

State Historical
Fund Grant /
General Fund

Rezone applicable properties within study area to
coordinate with Development Code re-drafting

Historic District Formation

Community Development

Taxing District
Contract with consultant to evaluate formation of a
new taxing district such as a BID or GID; evaluate
implementation of an Attractions Tax, or other
mechanisms to finance capital improvements within
the study area; to evaluate extention of the Tax
Increment Finance District.

Short-term DDA; City Manager; Community
Development; Finance;
Business/property owners

General Fund

HOW TO USE THIS CHAPTER
This chapter includes a master list of projects
to implement, which are listed in a user-friendly
spreadsheet. The spreadsheet is divided into
“Administrative” and “Capital” projects, and projects
are listed in order of their priority:
•

Short-Term Projects (0-5 years)

•

Mid-Term Projects (5-10 years)

•

Long-Term Projects (10+ years)
NOTE:
Short-term projects (0-5 years) will
begin after the Grand Avenue bridge
project is expected to be completed,
mid-year 2018.
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INFRASTRUCTURE PROJECTS
ACTION

TIMING

POTENTIAL PARTNERS

POTENTIAL FUNDING

Devolve Laurel to Pine.

Short-term

N/A

Assess Laurel to Devereux Road maintenance issues with CDOT.

Short-term

Public Works, Engineering, City Manager, DDA, City
Council, CDOT

Consider devolution Laurel to Devereux pending outcome of road maintenance
assessment.

Mid-term

Devolution of 6th Street

6th Street Streetscape Improvements - Devereux to Vapor Caves
Stripe 6th Street, Laurel to Pine, for on-street parking and bike lanes.

Short-term

DDA; Engineering

TBD

Create 90% construction plans for 6th Street improvements from Devereux
to Vapor Caves; include Devereux and Highway 6 roundabout; phasing plan;
construction estimates per phase; identify funding sources

Mid-term

DDA; Engineering; Community Development

TBD

Determine extent of north landing; contract with landscape architect and civil
engineer to create a design plan and cost estimates

Short-term

DDA; Engineering; Community Development; Public
Works; City Manager; Parks & Recreation; Private
Partnerships

TBD (utilize leftover funds reserved
from this Plan)

Develop 100% construction drawings; identify funding sources; secure funding.

Mid-Term

DDA; Engineering; Community Development; Public
Works; City Manager; Parks & Recreation; Private
Partnerships

TBD; Public-Private Partnership

Construct improvements

Mid-term

DDA; Parks & Recreation; Engineering

TBD; Public-Private Partnership

Long-term

Engineering

A&I

6th Street (Olive Street to Vapor Caves) and Devereux Road (Hwy 6 to Centennial)

Short-term

Engineering

Street Tax

Linden and Laurel (new interchange to Hwy 6)

Mid-term
Engineering

Street Tax

New Public Area at North Landing Pedestrian Bridge

Construct New Sidewalks
Olive; Pine; Maple; 5th; Laurel (west side); Linden (south side); West 1st Street

Construct Bicycle Sharrows

Devereux Road Improvements
Develop a plan and cost estimates to complete the sidewalk/path system along
Devereux Road between Highway 6 and Centennial Street

Short-term

Create 70% construction drawings for Devereux Road improvements based on
plan recommendations

Short-term

Construct improvements

Mid-term

A&I

Devereux-Midland Bridge
Create 10% construction plans; include cost estimate

Short-term

Create 100% construction drawings pending Council prioritization with other
infrastructure projects.

Mid-term

Construct bridge pending Council prioritization and funding

Long-term
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Engineering

Street Tax

A&I
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INFRASTRUCTURE PROJECTS, CONTINUED
ACTION

TIMING

POTENTIAL PARTNERS

POTENTIAL FUNDING

Plan for north side public garage by selecting location, identifying funding sources,
and considering construction timing. Coordinate with Area Wide planning efforts.

Short-term

DDA; Community Development; Engineering; City
Manager; Private property owners

Grant

Construct garage

Long-term

Parking Garage

Public-Private Partnership

I-70 Pedestrian Bridge
Long-term

DDA; Community Development; Engineering

TBD

Create and sign a 1.75-mile bike/ped loop utilizing existing multi-use paths and
city-owned rights-of-way. Coordinate timing of infrastructure improvements along
Devereux Road and Highway 6. Promote the loop in trail maps and on city website.

Short-term

Engineering; Transportation

Grant

Create a secondary outer bike/ped loop. Coordinate with timing of infrastructure
improvements including Midland-Devereux Bridge; new ped bridge over I-70;
extension of 5th Street

Long-term

Engineering; Transportation

TBD

Assess feasibility of and need for constructing a new pedestrian bridge over I-70.
Bridge is dependent on construction of a public parking garage south of W. 1st
Street adjacent to Interstate.

Bicycle/Pedestrian Loop
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DOCUMENT ORGANIZATION
The design standards and guidelines are organized into the following sections and formatted to support consistent design review.

SECTION 1: INTRODUCTION
The introduction summarizes the purpose and policy foundation of the guidelines. It also describes the organization and format.

SECTION 2: OVERARCHING PRINCIPLES
This chapter provides overarching design principles for all development as a baseline for the design guidelines that follow.

SECTION 3: DESIGN STANDARDS
This chapter provides prescriptive design standards as they relate to each character area. They include build-to requirements, street level transparency, transitions to
single family zones, and parking location.

SECTION 4: SITE LAYOUT
This chapter provides general site guidelines applicable to all new construction in North Glenwood. It covers site access and connectivity for both pedestrian and
vehicular circulation, parking, building orientation and views.

SECTION 5: SETBACK CHARACTER, LIGHTING & LANDSCAPE
This chapter provides design guidelines for the streetscape, lighting and landscape design.

SECTION 6: ARCHITECTURAL CHARACTER
This chapter provides design guidelines for the visual character of new buildings in North Glenwood. Topics include building materials, colors and roof design.

SECTION 7: BUILDING MASS & SCALE
This chapter provides design guidelines for the functional character of new buildings in North Glenwood. Topics include building massing, scale, height and articulation.

SECTION 8: BUILDING PRESENCE
This chapter provides design guidelines for the overall experience created by buildings in terms of street frontage, activation and building design.
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INTRODUCTION
The principles, standards and guidelines in this Appendix support the 6th Street Corridor Master Plan Vision by
providing additional guidance on design objectives for private development. This Appendix should be used in
conjunction with the Master Plan document as well as the Updated Zoning Code.

• New development
• Exterior alterations and
• Site improvements to existing buildings
The properties that are applicable for review are
identified on the maps outlined in red. This area will
be referred to as “North Glenwood” throughout this
document.
These design standards and guidelines shall
be reviewed by city staff. If any questions about
compliance arrive, staff can direct them to the Planning
and Zoning Commission, and potentially City Council
for further clarification.

RELATIONSHIP TO ZONING

North Glenwood Historic Village
North Glenwood Village Core
West 6th Street Mixed Use Corridor
Riverfront Neighborhood
PROPOSED ZONING
Affordable Housing
Height Bonus Area

RE
M1

d.

M3
M1

re

ve

De

R
ux

M1
(rezone)

th
Str
t
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•
•
•
•

6
W.

As identified in Chapter 3 of the Plan, portions of the
study area are proposed to be rezoned (the land south
of 6th Street and east of Devereux Road - currently
zoned C3) to better fit the long-term vision for North
Glenwood and the 6th Street Corridor. Additionally,
a height bonus is proposed for developments within
an identified area (see below) that include affordable
housing.

Chapter 3 of the 6th Street Corridor Master Plan
identifies six “character areas”. These are also
represented in the diagram on page 2. The following
character areas are referenced in this Appendix:

I-70

Pine St.

The principles, standards and guidelines in this
document apply to proposals for:

CHARACTER AREAS

Laurel St.

APPLICABILITY AND
COMPLIANCE

M1
E. 6th Street

M2
(rezone)

The proposed zoning for the study area includes “replacement zones” of M1 (formerly C1) and RE (formerly C4)
as well as rezoning of properties south of 6th Street and east of Devereux Road to M1 and M2.

6th Street Corridor Master Plan

INTRODUCTION
DESIGN GUIDELINE LAYOUT
To facilitate ease-of-use, the design guidelines in this document are presented in a standard format. The format includes topic headings, an intent statement related to
the topic, design guidelines, additional information about appropriate strategies and illustrations or diagrams. The example below uses a sample design guideline from
Section 3: Site Layout, to illustrate this format.

Sample Design Guideline

A

Topics relate to different types of improvements and
components of buildings.

A

G6. BUILDING ORIENTATION

B

INTENT: Building orientation refers to how elements and functions of a building wall relate to their
surroundings. Buildings should be sited to establish a strong visual and physical connection to the
public realm. A building’s primary façade should face the street in order to create an engaging and
pedestrian-friendly streetscape. Where a building is located adjacent to I-70, “backs” of buildings
should be designed to take advantage of views.

C

a. Where a major intersection occurs, provide a
building anchor at the corner.
»»

D

»»

B

Entries turned 45-degrees
Pedestrian-friendly entrance plaza
Cut-outs
Curves
Canopies
Awnings
Stoops
Building Recesses

E

C

Design Guideline

The design guideline statement describes a desired
outcome.
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t
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Where a major intersection occurs, provide a
building anchor at the corner.
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Intent Statement

An intent statement explains the desired outcome
for the specific design element. This typically
includes the term “should” and provides a basis for
the design guidelines that follow. If a guideline does
not specifically address a particular design issue,
then the intent statement can be used to determine
appropriateness.

Define the corner with a strong building
presence.
Potential treatments include:
•
•
•
•
•
•
•
•

Design Topic Heading

D

Additional Information

This appears in a bulleted list, and may include
examples of how, or how not to, comply with the
guideline.
E

Illustration

Many images are examples of some possible
approaches, but not all.
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OVERARCHING PRINCIPLES
These overarching principles provide a baseline for the standards and guidelines that follow. All private
development, regardless of location within North Glenwood, should be consistent with them.

#1 - ACHIEVE EXCELLENCE IN DESIGN
All development in North Glenwood should achieve excellence in design. This includes using high quality
materials and construction methods, and meeting the true intent of the guidelines. The bar for design in North
Glenwood should be set high. Thoughtful designs should provide a sense of character and a positive pedestrianoriented experience.

#2 - EXPRESS HUMAN SCALE
People relate best to a building when it includes elements that are at a scale they can easily perceive. As
described in Section 6: Building Mass & Scale, breaking a building up to create human-scale features is critical to
creating a building that positively impacts the public realm. All projects should express a human scale through the
organization, scaling and composition of architectural elements and materials.

#3 - DESIGN FOR COMPATIBILITY AND RESPOND TO CONTEXT
Development in North Glenwood should be designed to respond appropriately to traditional development
patterns. A project should also be designed to fit in sensitively with neighboring properties. No project should be
designed in isolation. Rather, each project should consider the immediate and larger context - and respond so
that every individual building fits into a larger neighborhood composition.

#4 - ENCOURAGE CREATIVITY
The guidelines establish expectations for development, but also encourage creativity in meeting expectations.
Glenwood has a mix of building types and architectural styles. This variety should be embraced and projects
exhibiting architectural creativity should be encouraged. New infill should draw design inspiration from older,
traditional buildings, but should also creatively exhibit contemporary design approaches.

6

6th Street Corridor Master Plan

OVERARCHING PRINCIPLES
#5 - ACTIVATE THE PUBLIC REALM
North Glenwood should be a walkable environment consistent with the Master Plan vision. Projects should
contribute to the public realm by creating pedestrian interest and comfort. Buildings should connect visually and
physically to public streets and spaces. These principles are particularly important at the ground level.

#6 - MAXIMIZE CONNECTIVITY
North Glenwood properties should help establish an interconnected circulation system for all modes. Interruptions
to public sidewalks and vehicle-pedestrian conflicts should be minimized. Clear and direct connections within a
development site and between a development site and public areas are critically important.

#7 - DESIGN FOR SUSTAINABILITY
Projects should incorporate features, construction methods and design techniques that reduce energy, conserve
resources and minimize environmental impacts to help move North Glenwood toward a sustainable future.

Appendix A: Design Standards and Guidelines
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DESIGN STANDARDS
Design standards for the 6th Street Corridor are kept
to a minimum, and are intended to influence the
updated zoning code as it relates to this area. These
standards are to be in addition to the dimensional
standards for each zone district, which include lot
standards, setbacks and building heights. They are
more prescriptive than the guidelines that follow in
that they are identified with measurable benchmarks.
It is anticipated that these standards will be translated
into the new development code within Module 3:
Development Standards.
The table and diagrams on the following pages include
recommended design standards for the 6th Street
Corridor. Some of the standards vary by character
area, and therefore the table is organized by character
area. Topics covered include:
•

•

•

8

BUILD-TO REQUIREMENTS - this includes
required minimum percentages of a particular lot
frontage at which a new building should be “built
to”. This includes a range in relationship to the
property line.
STREET LEVEL TRANSPARENCY - this
refers to the amount of ground floor facade(s) that
shall be dedicated to a transparent surface, such
as windows, doors, or storefronts.
TRANSITIONS TO SINGLE FAMILY this refers to specific height limitations for new
buildings when they are adjacent to a single family
zone district. This is for preserving intimate scale
and privacy for neighboring properties, as well as
sun access and view considerations.

•

PARKING LOCATION - these standards
are intended to influence the desired character
for the corridor, which is a pedestrian-first, main
street environment where cars are no longer
the dominant feature. Instead, it is desired for
buildings and usable pedestrian-oriented public
space to front onto the streets instead of parking.

The proposed standards for each district, as identified in Module 2 Public Draft ot the Code, are as follows.
Recommended amendments to meet the goals of the 6th Street Corridor Plan are identified in red.
M1

M2

RE

None

None

None

15 percent

None

10 percent

Front, minimum

5 feet

None

5 feet

Front, maximum (arterial streets)

60 feet

40 feet

60 feet

Front, maximum (other streets)

25 feet

20 feet

Side, minimum

5 feet

None

5 feet

None

Lot Standards, Minimum
Lot area
Landscaped area

Setbacks

Rear, with alley, minimum
Rear, without alley, minimum

None

7.5 feet

Building Standards, Maximum
Building height, Grand Avenue and E. 6th Street

--

40 feet

-

Building height, Other streets

*38 feet

50 feet

60 feet

Building height for meeting affordable housing
incentive in 6th Street Corridor Plan (applicable areas)

60 feet

50 feet

--

* - This plan recommends a 38-foot base height limit for M1 to allow a 3-story mixed use building of adequate
floor heights and quality.

6th Street Corridor Master Plan

DESIGN STANDARDS
A

B

C

D

NORTH GLENWOOD
NORTH GLENWOOD
WEST 6TH STREET
RIVERFRONT
VILLAGE CORE
HISTORIC VILLAGE
MIXED USE CORRIDOR
NEIGHBORHOOD
BUILD-TO
75% of linear property frontage N/A
50% of linear property frontage N/A
REQUIREMENTS on 6th Street shall include a
on 6th Street shall include a
building face between 0’ - 10’
building face between 0’ - 10’
from required minimum setback.
from required minimum setback.
STREET LEVEL 65% of ground floor vertical
50% of ground floor vertical
65% of ground floor vertical
50% of ground floor vertical
TRANSPARENCY wall area shall include
wall area shall include
wall area shall include
wall area shall include
transparent material(s)
transparent material(s)
transparent material(s)
transparent material(s)
TRANSITIONS TO Within 10-feet of a property line that abuts a residential zone district, a maximum building height of 25-feet is required. Beyond 10SINGLE FAMILY feet from the property line, the height may increase 1-foot for each 1-foot of setback, or at a 45-degree angle.
ZONE DISTRICTS
PARKING
A minimum setback of 15-feet shall be required for any parking on properties fronting 6th Street. Parking shall not be allowed on corner
LOCATION
properties where two streets intersect. Any parking facing a public street shall be buffered between the ground plane and 3-feet above
the ground plane with site walls, landscaping, public art, or other method that adequately screens the parking lot and vehcile lights from
direct visual perspective.
C

Buildable Area

D

10’

6TH STREET
CORRIDOR
PROPERTY

H

6T

A

ET

RE

ST

ES

SID

ET

E
TR
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PROPERTY LINE

RESIDENTIAL
ZONE DISTRICT
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SITE LAYOUT
STREET

STREET

STREET

Site layout refers to the arrangement and placement of buildings and site features and the relationship of these
elements to public areas and neighboring properties. This chapter provides site layout guidance for all projects in
North Glenwood, including circulation, access, parking design, building orientation and views.
G1. PEDESTRIAN CIRCULATION TO A BUILDING
STREET

STREET
INTENT: Safe and functional pedestrian access should be provided from a site
and building to the public realm.
Strong physical connectivity should be established between these elements in order to enhance walkability.

STREET

STREET

a. Provide a physical pedestrian connection between a site and the public realm. Appropriate options include:
»»
»»
»»

A door that opens directly to a public space
A walkway that connects a building to a public space through a setback area
A plaza, outdoor seating area or patio that connects a building to a public space

Pedestrian Circulation to a Building

STREET
A door that opens directly to a public space

10

STREET
A walkway that connects a building to a public space
through a setback area

STREET

STREET

STREET

STREET

STREET

Appropriate options include:

STREET

STREET

A plaza, outdoor seating area or patio that connects
a building to a public space

6th Street Corridor Master Plan

SITE LAYOUT
G2. PEDESTRIAN CIRCULATION THROUGH A SITE
INTENT: A site design should establish an internal pedestrian circulation system that connects site components
and is integrated with the public realm and adjacent properties. Access and movement throughout the system
should be safe and efficient.

a. Establish an internal walkway system that connects key
site features, such as building entries, parking areas and
open spaces.
»»
»»
»»

Use landscaping, special paving and distinct lighting to
accentuate and clarify a site’s circulation system.
Consider directing an internal walkway through a plaza,
courtyard or other outdoor feature.
Size an internal walkway’s width to adequately allow safe
pedestrian access.

b. Design an internal pedestrian system to integrate with
the public system and/or an adjacent property.
»»
»»

Design an on-site pedestrian circulation system to align
with public facilities, such as intersections, crosswalks,
mid-block crossings and other similar features.
If feasible, link an internal pedestrian circulation system
with that of an adjoining property.

Link an internal pedestrian circulation system with that
of an adjoining property.

Pedestrian Circulation Through a Site
To Parking or Adjacent Development

Use landscaping, special paving and distinct lighting to
accentuate and clarify a site’s circulation system.
6th Street
Provide publicly accessible internal pedestrian connections between private development, private parking areas
and the public right-of-way. Prioritize non-vehicular connections to 6th Street.

Appendix A: Design Standards and Guidelines
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Shared Alley/Access Drive
Pedestrian
Paseo

SITE LAYOUT
G3. THROUGH-BLOCK CONNECTIVITY
INTENT: Long blocks can create barriers to circulation and connectivity. Projects are encouraged to provide
a public pedestrian and/or vehicular connection through a long block where possible to increase area-wide
connectivity and accessibility to multiple properties within a large block.

a. Provide public pedestrian access or a private street-like
drive to break up mega-blocks (blocks longer than 500’
long). Methods include:
»»
»»
»»
»»

Through-Block Connectivity
Methods include:
Path/Open
Space

Shared
Alley/Pedestrian
Access
Drive
Paseo

A simple path connecting two streets through a block
A pedestrian paseo integrated with an open space or
retail amenity that connects through a block
An alley designed to be shared by pedestrians and
automobiles
A private street-like drive with adequate pedestrian
facilities

Enhance connectivity within a large block with a
pedestrian paseo.

Private Access and Circulation

SHARED PATHWAY

STREET

Pedestrian
Paseo
Private
Street-like Drive

New
Development

Shared Alley/Access Drive

An alley that
is designed to
be shared by
pedestrians and
automobiles

Shared Alley/Access Drive
Private
Street-like Drive

SHARED PATHWAY

A pedestrian paseo
integrated with
an open space or
retail amenity that
connects through a
block

Path/Open
Space

New
Development

STREET

A path connecting
two streets through
a block

A private street-like
drive with adequate
pedestrian facilities

Path/Open
Space

Provide a pedestrian pathway or private drive through a long block where feasible. This may require coordination
with neighboring property owners.
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Path/Open
6th
Street Corridor Master Plan
Space

SITE LAYOUT
G4. VEHICULAR ACCESS
INTENT: Vehicular access is often critical to the functionality of a site, but it should be unobtrusive. Driveways
should be designed to promote safety and minimize pedestrian-vehicle conflicts. Coordinated access between
properties is encouraged; however, this will require cooperation among adjoining property owners.

a. Minimize the number of vehicular access points to a site.
»»
»»
»»
»»

Access a site from alley or side street where feasible.
Encourage shared, consolidated access between
adjacent properties.
Discourage driveway access from a primary street where
other options are available.
Avoid vehicular access from 6th Street where possible.

b. Minimize the width of a driveway where it crosses a
pedestrian way.

c. Coordinate on-site vehicular access between adjoining
properties, when feasible.
»»
»»
»»

Provide direct vehicular connections between adjoining
properties to reduce traffic and pedestrian impacts on
surrounding public streets.
Locate a parking area drive aisle to allow for future
connections to adjoining properties.
Consolidate access between two adjacent properties
where feasible. This is especially important along 6th
Street.

S1. VEHICULAR ACCESS STANDARDS
a. Vehicular access to properties between Laurel and
Pine Streets on 6th Street shall be restricted to the
following:
»»
»»

Properties facing 6th Street on the north side shall use
the alley or side streets for vehicular access.
Properties facing 6th Street on the south side shall be
limited to a maximum of two curb cuts between Laurel
and Pine Streets.

Shared Parking & Access

STREET

SHARED
ACCESS

STREET

SHARED
ACCESS

STREET

Appendix A: Design Standards and Guidelines
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STREET
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SITE LAYOUT
G5. SURFACE PARKING PLACEMENT, BUFFERING & DESIGN
INTENT: A surface parking area adjacent to a street or public space can create a void in the built street edge that
decreases pedestrian comfort. Where a surface parking area is provided, its visual impact on the public realm
should be minimized.

a. Minimize the visual impact of surface parking to the
public realm.
»»

Locate a parking area to the interior of a site and behind
a building, where feasible.

b. Configure a surface parking area into smaller,
interconnected modules.
»»

Where a landscape element is used to create a module,
a minimum width of 6’ is encouraged.

c. Minimize the impacts of surface lots on adjacent
residential properties and streets by buffering or
screening it. Use or combine the following methods:
»»
»»
»»
»»

S2. SURFACE PARKING PLACEMENT,
BUFFERING & DESIGN STANDARDS
a. Surface parking shall not be allowed to face 6th Street
in the Village Core.
b. Surface parking facing 6th Street shall include a
minimum setback of 10 feet everywhere else.

Landscaping
Fencing
Site walls
Public art

Surface Parking Screening
Landscape Island

Options include:

6’

Landscaping

Site Wall

Public Art

Decorative Fencing

6-car Parking Module

Landscape Island

6’

Where a landscape element is used to create a
module, a minimum width of 6’ is encouraged.
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SITE LAYOUT
G6. PARKING STRUCTURES
INTENT: A parking structure should be designed to be architecturally and materialistically compatible with its
context. It should also contribute to an active streetscape by providing an active use on the ground level. On a
secondary street or where an active use is not feasible, the ground floor of a parking structure should mitigate its
visual impact on the streetscape using architectural screening or landscaping.

a. Design a parking structure to utilize existing topography.
»»
»»

On a narrow site with topography, consider using a lower
deck and upper deck with no ramp to avoid cut and fill.
Terrace a parking structure into a hillside to minimize site
disturbance and create private outdoor spaces and site
features.

b. Design a parking structure to blend in with the traditional
architectural characteristics of buildings in North
Glenwood.
»»
»»
»»
»»

Use similar materials on the façade of the structure and
the building it serves.
Use high quality design and depth of detail in building
features to enhance compatibility with context.
Use traditional articulation techniques, such as moldings,
columns, a change in materials, or an offset in the wall
plane on the façade of a new parking structure.
Align horizontal and vertical elements of the structure
with those of adjacent buildings that meet the vision of
the Master Plan.

d. Locate a vehicular entrance to minimize vehicle/
pedestrian conflicts.
»»

e. Design a pedestrian entrance to be welcoming and
easily identifiable.
»»
»»

Entrances should be well-lit.
Provide appropriately placed and highly visible signage to
direct users.

f. In the Riverfront Neighborhood, on properties adjacent
to Devereux Road, consider utilizing the grade change
to integrate raised commercial buildings with frontage on
Devereux Road and below-grade structured parking.
»»

This presence on Devereux Road will help create a
pedestrian-friendly environment and activate Two Rivers
Park.

Architectural screens
Architectural panels
Landscape plantings
Art wall surfaces
Articulation
Textured glass

Appendix A: Design Standards and Guidelines

Commercial
Building

Active uses along Devereux
Street:
Between building & property
line, adjacent to the street

Sidewalk

Provide interesting details and materials to avoid
presenting views of cars to neighboring properties and
the street. Options include:
•
•
•
•
•
•

a. If a parking structure has frontage along 6th Street, the
first two floors shall be “wrapped” with active uses and
any levels above the second floor shall be stepped
back a minimum of 15 feet from the facade plane.

Locate an automobile entrance on a secondary street or
alley.

c. Where visible from the public realm, screen or wrap
structured parking on upper floors.
»»

S3. PARKING STRUCTURE
STANDARDS

Devereux Road

Structured Parking:
Adjacent to Devereux Road.
Structured parking supports
upper commercial buildings
along Devereux Road
frontage.
If a parking structure has frontage along 6th Street,
the first two floors shall be “wrapped” with active uses
and any levels above the second floor shall be stepped
back a minimum of 15 feet from the facade plane.

On properties adjacent to Devereux Road, consider
utilizing the grade change to integrate raised commercial
buildings with frontage on Devereux Road and belowgrade structured parking garage.
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SITE LAYOUT
G7. BUILDING ORIENTATION
INTENT: Building orientation refers to how elements and functions of a building wall relate to their surroundings.
Buildings should be sited to establish a strong visual and physical connection to the public realm. A building’s
primary façade, including a primary entrance, should face the street in order to create an engaging and
pedestrian-friendly streetscape. Where a building is located adjacent to I-70, those walls facing the interstate
should be designed to take advantage of views.

a. Orient a building to the public realm.
»»

»»

Orient a building’s primary façade, including its primary
functional entry, to face a street. Orienting a primary
façade to a public plaza or other prominent public space
is also acceptable.
If a building fronts two or more prominent public spaces,
orient to as many of them as is feasible.

c. Where a major intersection occurs, provide a building
anchor at the corner.
»»

Define the corner with a strong building presence.
Potential treatments include:
•
•
•
•
•
•
•

b. Site a street-adjacent building wall to be generally
parallel to the street.

Entries turned 45-degrees
Pedestrian-friendly entrance plaza
Curves oriented to corner (concave or convex)
Canopies
Awnings
Stoops
Building Recesses
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Where a major intersection occurs, provide a building
anchor at the corner.

d. Where a building wall faces I-70, provide visual interest
to include two of the following:
»»
»»
»»
»»
»»

If a building fronts two or more prominent public
spaces, orient to as many of them as feasible.
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Windows
Architectural detailing
Balconies and/or Roof Decks
Green Roofs
Signage (see Section (e)(2)e of the Glenwood Springs
Municipal Code 070.030.158 Downtown Design
Standards, for signage guidance.)

Define the corner with a strong building presence.

6th Street Corridor Master Plan

SITE LAYOUT
G8. VIEWS
INTENT: The location of the building on a site, in addition to its scale, height and massing, can impact views from
the public right-of-way, including from streets, sidewalks, intersections, bridges, roadway overlooks and other
public spaces. Development projects should try to preserve noteworthy views, including to prominent natural
features, landmarks and historically significant architecture.

a. Protect and enhance views to significant natural features
and landmarks from the public way, when feasible.
»»
»»
»»
»»

Strategically locate a building on a site to maintain key
views or frame views as they are seen from the public
way
Avoid completely blocking an important view with a large
building mass.
Vary a building’s height and massing to preserve view
corridors.
Protect and enhance a view to historically significant
architecture or other feature, including:
•
•
•
•
•
•
•
•
•
•

Hotel Colorado
Hydroelectric Plant Building (Art Center)
Vapor Caves
Glenwood Hot Springs Bathhouse
The Train Depot
The Colorado River
Two Rivers Park
Future 6th Street Park (Pine & 6th Street)
Mountain vistas
Others as identified on a case-by-case basis

Avoid completely blocking an important view with a
large building mass.

Strategically locate a building on a site to maintain key
views or frame views as they are seen from the public
way, such as this future view on Pine Street that will
terminate on a new public park.

Protect and enhance a view to historically significant
architecture or other feature.

Appendix A: Design Standards and Guidelines

17

SITE LAYOUT
G9. SERVICE AND MECHANICAL AREAS
INTENT: Service areas and utilities include loading docks, trash areas, electrical stations and other necessary
functions. They should be located and designed to be visually unobtrusive and integrated with the design of a site
and building. Service areas should be located to the rear of a building and not visible from the public right-of-way.

a. Locate a service or mechanical area to minimize visual
impact to the public realm.
»»
»»
»»
»»
»»
»»
»»

Locate a service or mechanical area to the side or rear of
a building.
Orient a service area toward a service lane or alley where
one exists.
Integrate mechanical equipment into the design of a
building.
Consider integrating a service or mechanical area into a
gap in a side or rear building wall.
Locate a service or mechanical area away from a
residentially zoned property or outdoor space.
Locate rooftop equipment to the center of a building so it
is not visible from the street.
Service or mechanical areas shall never be visible from
6th Street.

b. Enclose a freestanding service or mechanical area.
»»

»»

»»
»»

When not integrated into a building, enclose a service
or mechanical area with an opaque wall of decorative
block, brick, stone, cast-stone, split-faced block or other
high-quality material.
Screen an entrance to a service or mechanical area with
a solid gate made from painted metal, wood or other
high-quality, non-reflective material that is detailed for
visual interest.
Landscape plantings that provide year-round interest may
also be used to screen mechanical areas.
Do not use chain link fencing in the design of a service
area gate.

If a service area is located within view of a public
street, screen it from view with a solid wall, opaque
fence or landscaping.
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SETBACK CHARACTER, LANDSCAPE & LIGHTING
The setback area includes the semi-public area between the sidewalk and building or parking areas. Landscape
design addresses the use of trees, shrubs and other plantings, as well as ornamental features and site contours.
Lighting addresses light fixtures in parking lots, pedestrian lighting and lighting to accent landscaping or building
façades.
G10.

a. Define the setback areas along 6th Street with a
hardscape, plaza-like character.
Provide amenities such as:
•
•
•
•
•

Extended sidewalks
Plazas
Outdoor seating
Greenery in planters
Pedestrian amenities (benches or other seating)

b. Define the setback area along side streets with
landscape plantings.
»»
»»

S4. 6TH STREET BUILD-TO ZONE
STANDARDS
a. A “build-to zone” refers to a 5-feet deep area parallel
to 6th street and starting at the minimum setback line
in which a building facade shall be placed for a certain
percentage of the property frontage.

»»
»»

»»

Provide a landscaped area between a building and the
property line.
Incorporate planters and greenery to highlight building
entries.

North Glenwood Village Core = 75% of lot frontage
shall be located within the build-to zone.
West 6th Street Mixed Use Corridor = 50% of lot
frontage shall be within the build-to zone.

»»

Setback Character:
Along 6th Street:
•
•
•
•

Extended sidewalk
Plazas
Outdoor seating
Greenery with planters

Along 6th St. in Historic
Village:
•

Increased landscape
plantings
Integrate hardscape
seating areas

build-to zone

St
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Street

(buildable area)

h

»»

Provide additional landscape plantings or green areas
between a building and the property line in the Historic
Village area.
Establish a sense of visual continuity with landscape
emphasis existing in the Historic Village.
Use patterns of similar tree and shrub species to
establish visual consistency across the Historic Village.
Use subtle variations in the landscape palette to highlight
different uses, developments or edges of the Historic
Village.
Mix outdoor seating with landscaped/green areas.

Sidewalk

•

6t

»»

Between building & property
line, adjacent to the street.

Building

b. The following “build-to zones” apply in North Glenwood
along 6th Street only:

c. Define the setback areas in the Historic Village with
additional landscaped/green areas.
»»

Setback Character Area:

SETBACK CHARACTER

INTENT: Setback areas adjacent to a street may include hardscaped plazas, landscape areas and lawns, street
furniture and lighting. Setback areas should be designed to integrate with an adjacent public area.

»»

Property Line

e
Sid

et

e
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min. setback
A “build-to zone” refers to a 5-feet deep area parallel to
6th Street and starting at the minimum setback line.

Along Side Streets:
•

Some landscape
plantings between
building and sidewalk
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SETBACK CHARACTER, LIGHTING & LANDSCAPE
d. Design an active outdoor plaza to activate the street.
»»
»»
»»

Orient plazas towards 6th Street to serve as an extension
of the sidewalk.
Position outdoor plazas to facilitate sharing between
adjoining buildings.
Provide clear connections between outdoor areas,
pedestrian circulation routes and building entrances.
Create a sense of enclosure for an outdoor open space
area by positioning buildings or landscaping to frame the
space.

e. Hardscape an outdoor plaza and furnish it with
pedestrian amenities.
»»

»»
»»
»»

Design outdoor plazas with durable long lasting materials
such as:
•
•
•
•

f. Streetside café seating is encouraged.
»»
»»

Use café seating to highlight key building features.
Locate café seating along 6th Street to activate the
corridor.

g. Design a setback area adjacent to the Colorado River,
in the Riverfront Neighborhood, to respond to natural
patterns.
»»
»»

Use garden-like, landscaped areas to create a transition
between a building and the natural areas along the
Colorado River.
Terrace landscape areas as necessary to respond to
natural topography patterns while also helping to protect
against erosion.

Stone (sawed or snap-cut)
Concrete
Pavers
Bricks

Furnish outdoor plazas with benches, tables, chairs and
landscape features.
Ensure furnishings are durable and suitable for outdoor
conditions.
Locate furnishings near actively used pedestrian areas,
such as major pedestrian routes and building entrances.

Locate cafe seating along 6th Street to activate the
corridor.

Property Line

»»

Riverfront
Neighborhood
Development

Outdoor plaza
associated with
private development
Riverside Path

Active open/green space

Colorado River.

Setback Character Along Colorado River
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SETBACK CHARACTER, LANDSCAPE & LIGHTING
G11.

LANDSCAPE DESIGN

INTENT: A site should be landscaped to enhance community image, invite pedestrian activity, preserve mature
trees and highlight distinctive topographic or other site features. In general, indigenous or well-acclimated and
noninvasive plant species should be used. Landscape design within a site should also help to establish a sense
of visual continuity.

a. Preserve an existing tree wherever possible.
»»
»»

“Design around” an existing tree.
Consider integrating an existing tree as a site feature or
design element.

b. Use a coordinated landscape palette to establish a
sense of visual continuity within a site.
»»

Use a consistent palette throughout the property.
Variation is encouraged, but landscaping elements should
be thoughtfully organized.

c. Use landscaping to highlight a building entry, walkway or
other feature.
d. Use landscaping to provide screening along a sensitive
edge, like a residentially zoned property or a natural
feature.

Use landscaping to provide screening along a sensitive
edge, like a residentially zoned property.

e. Select plants and trees that are proven successful in
the Glenwood Springs climate to reduce the need for
maintenance and replacement.
f. Use native tree and plant species that thrive in
Glenwood Springs’ climate.
»»
»»

Use native and drought tolerant plant species that require
minimal irrigation.
Avoid the use of invasive plant species.

Use plants or other landscaping to highlight a building
entry, walkway or other feature.
“Design around” an existing tree or consider integrating
an existing tree as a site feature or design element.

Appendix A: Design Standards and Guidelines
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SETBACK CHARACTER, LIGHTING & LANDSCAPE
G12.

LIGHTING

INTENT: The character and level of lighting should help establish a sense of safety, identity and cohesion.
Lighting should help create a sense of place, highlight distinctive architectural details and reinforce the overall
form, massing and spatial characteristics of the building or site.

a. Scale lighting to its purpose
»»
»»
»»

Use decorative down-lighting on buildings
Use modest lighting to illuminate landscaping, building
entrances and entries into parking areas.
Use medium scale (15 to 18 feet in height, roughly)
overhead lighting for a common outdoor space, building
entry, parking area or internal driveway.

b. Enhance safety with appropriately designed lighting.
»»
»»
»»

Light spill from building interiors can help to support
more eyes on the streets.
Design pedestrian lighting to focus light spill down, onto
appropriate areas such as public spaces and pedestrian
areas.
Parking garages are especially important for enhanced
lighting with relation to safety.

c. Integrate a lighting fixture with the design of the overall
building and site.
»»
»»

Use a style that is compatible with a building and site
design. For example, use a contemporary fixture for a
contemporary building.
Choose a material that is compatible with materials used
on the building and throughout the site.

d. Design lighting carefully to minimize unnecessary light
pollution.
»»
»»
»»
»»

Orient fixtures to provide down lighting.
Incorporate cut-off shields into fixtures to direct light
downward.
Be sensitive of excessive lighting and light spill in
residential areas.
Avoid orienting fixtures to cast light upwards onto
building façades and into the sky.

Scale site lighting to its purpose.

e. Focus lighting in the Historic Village on the street and
landscape.
»»
»»

Building lighting should be subtle and not overpower one
part of a building.
Focus lighting on a landscape feature in a setback area.

f. Promote dark skies and wildlife habitats with an
appropriate lighting design along the river, in the
Riverfront Neighborhood.
»»
»»
»»

Carefully design and place lighting to minimize
unnecessary light pollution along the river.
Use low scale lighting and shielded fixtures.
Use a small-scale fixture with down-lighting or light
bollards to illuminate a pedestrian walkway.
Enhance safety with appropriately designed lighting,
such as well-lit public spaces and pedestrian areas.
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ARCHITECTURAL CHARACTER
Architectural character refers to the use of materials, colors and roof forms to establish a building’s design.
A building’s architectural character should establish a design quality and convey a unique community image.
Development in North Glenwood should respect traditional building character while incorporating contemporary
design approaches.
G13.

BUILDING MATERIALS & COLORS

INTENT: Building materials should contribute to the visual continuity of an area. They should appear similar in
depth, detail and richness as those seen traditionally.

a. Use high-quality, durable and compatible materials to
enhance community image.
»»
»»
»»
»»
»»

Ensure that façade materials have proven durability in the
Glenwood Springs climate.
Incorporate the use of high-quality, durable, stone veneer
if it is detailed to have the appearance of authentic stone.
Incorporate an existing façade material as part of a
redevelopment or adaptive reuse project while using
high-quality materials for a new element.
Use differentiation in materials, signage, color or other
elements to clearly identify a primary entry
The use of highly reflective materials, EIFS, or vinyl
siding is inappropriate.

b. Designing a building with a mix of traditional and
contemporary materials is encouraged.
»»

c. Design a building to appear “of its time”.
»»
»»

A new design that draws upon the fundamental
similarities among commercial and residential buildings in
the community without copying them is preferred.
Imitations of historic architectural styles confuse the
history of Glenwood Springs. Designs clearly exemplary
of their own time can be compatible with their historic
neighbors and contribute to the ambience of the district.

d. Prioritize traditional materials in the Historic Village.
»»

These include:

• Buff brick
• Red sandstone
• Stucco

Use differentiation in materials, signage, color or other
elements to clearly identify a primary entry.

Compatible materials include:
•
•
•
•
•
•

Masonry – Brick
Masonry – Stone
Masonry – Detailed Concrete
Synthetic Stone
Metal & Concrete Accents
Three Coat Stucco
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A new design that draws upon the fundamental
similarities among commercial and residential buildings
in the community without copying them is preferred.
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ARCHITECTURAL CHARACTER
G14.

ROOF DESIGN

INTENT: The primary roof form of a structure should be compatible with nearby buildings in North
Glenwood. Due to the high visibility of this area from the interstate, special consideration to roof form
aesthetics should be given along the I-70 corridor as well.

a. Design a roof to be consistent with traditional roofs in the
area.
»»
»»

Low-sloping or flat roofs, as seen traditionally on
downtown commercial buildings, are appropriate for
buildings fronting 6th Street.
Sloping roof shapes are appropriate for a residential
or lodging project, or one that is directly adjacent to
residential structures.

b. Design a roof in the West 6th Street/Mixed Use Corridor
to provide visual interest toward I-70.
»»
»»

Provide variation in form on a roof visible from I-70.
Do not use a monolithic roof design. Just as breaking up
the mass of a building facade to create more humanscaled structures is important, so is roof form.

c. Design a roof in the Historic Village to be consistent with
the traditional context.
»»
»»

d. Consider activating roofs with decks or vegitation.
»»
»»

Roof decks are appropriate to take advantage of views
from North Glenwood to the Colorado River and up
valley.
Green roofs, or “living roofs”, are also appropriate to bring
visual interest to highly visible roofs, as well as contribute
to the sustainability principles.

Low-sloping or flat roofs, as seen traditionally on
downtown commercial buildings, are appropriate for
buildings fronting 6th Street.

e. Design roofs to appropriately manage snowfall.
»»
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Gable or hipped sloping roofs are more appropriate in the
Historic Village
Red roof shingles to match the traditional context of
buildings in the Historic Village is also appropriate.

Use methods that appropriately shed snow and prevent
injuries from snow or ice falling from a building.
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BUILDING MASS & SCALE
Building mass and scale includes basic building form characteristics such as width, size, height and volume.
These design characteristics influence how a building is perceived from the street or sidewalk and how it relates
to neighboring development. Patterns are created along the street by the repetition of similarly sized building
elements. Although a new building may be larger than adjacent buildings, it should not be monolithic in scale or
create a jarring contrast. Recognizing traditional patterns such as floor heights, smaller building masses and
articulated façades, will help a new building fit with its neighbors and the overall context of North Glenwood.
G15.

MASSING & SCALE

INTENT: A building’s mass and scale strongly influences its compatibility with its context. The massing of a larger
building should be broken up to provide physical relief in architectural form and to minimize any looming effects
on open spaces or other sensitive edges. Massing should also be modulated in order to maintain compatibility
with traditional building scale in terms of height and width.

a. Provide variation in massing to establish a sense of
human scale in the design of a building.
»»
»»

Break up long, street facing walls with variation in
massing (vertical and horizontal).
Modulate the massing of a large building to provide
physical relief in architectural form and reduce the
perceived scale of the building.

b. Provide variation in building heights.
»»
»»
»»
»»

Appendix A: Design Standards and Guidelines

Use variation in building roof and parapet heights to add
visual interest and reduce boxy or monolithic building
masses.
Use lower scale buildings or a step-down in height to
transition the scale of a taller building towards lower scale
buildings or sensitive land uses (such as residential).
Step back the upper portions of a larger building mass
from the street or an adjacent residential zone to reduce
looming effects.
Vary step back distances and proportions to avoid a
monotonous, uniform “wedding cake” tiered appearance.

Massing should also be modulated in order to maintain
compatibility with traditional building scale in terms of
height and width.

Vary step back distances and proportions to avoid
a monotonous, uniform “wedding cake” tiered
appearance.
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BUILDING MASSING & SCALE
c. Design a building and its elements to maintain and
respect the scale of nearby traditional buildings.
»»

»»
»»

Building massing should use traditional facade module
dimensions to respect the “village-like” atmosphere,
relationship to downtown and to adjacent historic
residential neighborhood.
Design floor-to-floor heights to establish a sense of scale
and reflect the traditions of Glenwood Springs.
First floor heights should be scaled to maintain
compatibility with those seen traditionally.

d. Use buildings and massing variation to frame open
space and pedestrian connections in the Riverfront
Neighborhood.
»»

Cluster buildings and arrange massing to develop open
space and frame natural areas.

Building massing should use traditional facade module
dimensions to respect the “village-like” atmosphere,
relationship to downtown and to adjacent historic
residential neighborhood.

Cluster buildings and arrange massing to develop open
space and frame natural areas.

Use buildings and massing variation to frame open space and pedestrian connections in the Riverfront
Neighborhood.
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BUILDING MASS & SCALE
G16.

BUILDING ARTICULATION

INTENT: Whereas the Building Mass & Scale guidelines focus on variation in massing and building modulation,
the Building Articulation guidelines focus on aesthetic and visual treatments that create a sense of scale but
do not significantly alter the overall shape or form of the building. Building articulation includes vertical or
horizontal changes in materials, color and texture, as well as minor variations in the wall plane. Development
in North Glenwood should incorporate articulation techniques that promote a sense of human scale and break
up monotonous building faces to reflect traditional façade proportions, in addition to building massing and scale
guidelines.

a. Use vertical and horizontal articulation techniques to
establish a sense of scale in the design of a larger
building.
»»

Articulation techniques include:

»»

Use vertical articulation to express traditional façade
widths where a new larger building is adjacent to existing
smaller-scale buildings.
Primary building façades along 6th Street should respect
downtown traditions of bay/module spacing.
Clearly differentiate the ground floor, middle floors and
roof form.

»»
»»

•
•
•
•
•

Articulation Techniques:

Wall offsets
Stepbacks
Base, Middle, Cap design
Wall Projections
Variations in material

Material variation should relate to the facade
composition and internal program, rather than be
applied haphazardly.
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Wall Offsets

Step Backs

Base, Middle, Cap Design

This includes “pushing and pulling” a
facade to create visual interest and
break up the massing of a structure.
A minimum offset of 18 inches is
preferred to have proper impact.

This includes stepping back a
portion of an upper floor to vary
building massing. Ideally, the step
back area will include usable private
open space for building users.

This includes architectural “tripartite
division” where a “base” and “cap”
are clearly perceived and the
“middle” includes everything in
between.

Wall Projections

Variation in Material

This includes projections, such as
exposed structure or architectural
features, that are not as dramatic
as wall offsets. Examples include
exposed columns, cornices, window
sills/casings, etc.

This includes using material changes
to vary a building massing. Material
variation should relate to the facade
composition and internal program,
rather than be applied haphazardly.
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BUILDING PRESENCE
Building presence describes the impact of a building wall on an adjacent space. Buildings in North Glenwood
should establish a clearly defined street edge that “opens up” active ground floor uses to the sidewalk and street.
When a building is located close to a street, walkway or other public realm element, it should be designed to
provide animation and interest to pedestrians.
G17.

STREET ACTIVATION

INTENT: Ground floor building design can promote an active and pedestrian-friendly street level. In a commercial
area, it is important to incorporate active features such as ground floor storefront windows, entries, awnings,
signage or other features.

a. Design the ground floor of a building façade to engage
the public realm and promote pedestrian activity.
»»
»»
»»
»»
»»

Incorporate recessed entries, courtyards or other
indentations in the ground floor façade.
Use transparent building elements, such as storefront
windows, whenever possible.
Use design features such as display areas and awnings
to engage the street and add pedestrian interest.
Also include outdoor seating, courtyards or plazas along
the street.
Avoid long blank wall areas that will diminish pedestrian
interest.

Avoid long blank wall areas that will diminish
pedestrian interest.

b. Consider alternative methods for ground floor activation
where storefronts/windows are not provided.
»»

Options may include:
•
•
•
•
•

Transparency
Outdoor Activity
Landscaping/Sitewalls
Wall Art
Display Case

Consider alternative methods for ground floor
activation where storefronts/windows are not provided.

Ground Floor Activation Methods:

Transparency
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Outdoor Activity

Landscaping / Sitewalls

Wall Art

Display Case
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BUILDING PRESENCE
c. Design the primary entrance to a building to be clearly
identifiable.
»»

»»
»»
»»

Use an architectural element(s) to highlight the entrance.
Potential treatments include:
•
•
•
•
•
•
•

Canopy
Arcade
Portico
Stoop
Building recess
Awning
Mouldings

For most commercial buildings, this should be a recessed
entryway.
Primary entrances should be located at corners when
feasible
Recessed/courtyard entries are appropriate in the Historic
Village area.

d. Use an authentic, functional entry on a street-facing
façade where possible.
e. Space and locate entries to establish visual continuity
and rhythm along the street.
»»
»»
»»
»»

Size a door to be easily readable and recognizable, but to
not be overly large.
Use a common door height on a ground floor and on a
visible upper floor.
Use a vertically oriented door that is in keeping with
traditional door patterns in the area.
Provide space between entries on a building to be
generally consistent with spacing on nearby traditional
buildings.

f. Use high quality, durable materials to define the ground
floor and add visual interest.
»»
»»
»»

Employ materials at the ground level to withstand ongoing contact with the public, sustaining impacts without
compromising the appearance.
Use changes in material to add ground-floor interest.
See Building Materials & Colors on page 21 for additional
guidance on the application of materials.

g. Develop active, non-residential ground floor uses to
encourage pedestrian activity on 6th Street.
»»

Encourage active ground level uses to “spill” into the
sidewalk. Options may include:
•
•
•
•

Restaurant, hospitality and service industry
Retail and commercial shops
A courtyard or plaza
Outdoor seating

Space and locate entries to establish visual continuity
and rhythm along the street.

h. Design the ground floor of a residential building to
activate the street.
»»

Options may include:
•
•
•
•
•

Raised 1st floor
Unit entrances
Stoops/porches
Balconies
Raised windows

Ground level uses, like outdoor dining, are encouraged
to help create an active pedestrian experience by
“spilling” into the sidewalk.

Design the ground floor of a building façade to engage
the public realm and promote pedestrian activity.

Appendix A: Design Standards and Guidelines
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BUILDING PRESENCE
G18.

FENESTRATION & TRANSPARENCY

INTENT: Ground floor fenestration and transparency should help promote a pedestrian-friendly experience at
the street level and visual continuity along the street (including upper floors). Design and arrangement should
express a human scale, create visual continuity with context and provide visual interest to the public realm.

a. Locate and space windows to express a traditional
rhythm and create visual continuity. This is particularly
relevant in the 6th Street Corridor area.
»»
»»
»»

»»
»»

Provide consistent horizontal spacing between windows
on a floor.
Vertically align windows on upper and lower floors.
Provide a common head height for windows on a single
floor. Minor deviations may be appropriate for an accent,
but vertical alignment and horizontal spacing should
remain consistent.
If a glazed wall is utilized, use spandrels, moldings,
awnings or sills to provide vertical and horizontal
expression.
Reflective or coated glass is restricted.

b. Place a window opening to correspond to an actual
interior space.

c. Size and proportion a window to be in the range of
heights and widths of nearby traditional windows. This
is particularly relevant in the Historic Village and Village
Core areas.
»»
»»

Size a window to be easily recognizable, but to not be
overly large.
Use a vertically oriented window on an upper floor that is
consistent with traditional window proportions in the area.

d. Design a window to create depth and shadow on a
façade. This is particularly relevant on commercial
buildings and along 6th Street.
»»
»»

If a glazed wall is utilized, use spandrels, moldings,
awnings or sills to provide vertical and horizontal
expression.

Design a window to appear to be “punched” into a
masonry wall on an upper floor.
Do not use a window that appears pasted onto a façade.

e. Provide operable windows on an upper floor.
»»

Encourage cross-ventilation and other energy saving
features.

Design a window to create depth and shadow.
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BUILDING PRESENCE
G19.

FOUR-SIDED BUILDING DESIGN

INTENT: Four-sided building design considers the views of all sides of a building. Interesting details and materials
can be used to avoid presenting a “back side” to neighboring properties or within a prominent view.

a. Design all sides of a building to be aesthetically
pleasing, when feasible.
»»

»»

At a minimum, include some basic articulation on a
secondary façade such as a rear or interior facade.
Options include:
•
•
•
•
•

Expression lines
Windows
Signage
Landscaping
Varying roof forms

This is particularly relevant for a building wall that faces
I-70 or a residential property.

Interesting details and materials can be used to avoid
presenting a “back side” to neighboring properties,
such as this example that embraces, rather than turns
its back to, a railroad corridor and crossing.

Design all sides of a building to be aesthetically
pleasing.
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Appendix B - Street Sections
6TH STREET CORRIDOR PLAN

STREET SECTIONS
The street sections in Appendix B include recommended improvements to streets for North Glenwood. They
include existing conditions and proposed conditions. In some instances there may be variations on the proposed
condition depending on the location of section or phasing of improvements. The goal is to create a system of
“complete streets” that are safe for pedestrians and bicyclists, and functional for automobiles and buses.

Appendix B: Street Sections

IN THIS CHAPTER
STREET SECTIONS

I

1

East 6th Street (Pine to Laurel) - EXISTING

EXISTING CONDITIONS
NORTH

SOUTH

PRIVATE PROPERTY

75’
PUBLIC RIGHT-OF-WAY

PRIVATE
PROPERTY

East 6th Street (Pine to Laurel) - PROPOSED (typical)
SOUTH

PRIVATE PROPERTY

2

NORTH

75’
PUBLIC RIGHT-OF-WAY

PRIVATE
PROPERTY

Currently, 6th Street between Pine and Laurel
includes approximately 5 lanes for traffic and
90-degree head-in parking along the south side of
the street. Sidewalks are approximately 6 feet wide.
Street trees exist consistently on the north side and
intermittently on the south side.

PROPOSED CONDITIONS
Once the new I-70 interchange and roundabout is
finished, traffic from Pine to Laurel is anticipated to
decrease by 80 percent. Therefore, the proposed
street section is much narrower, with two travel
lanes (one in each direction) and on-street parallel
parking on either side of the street to accommodate
commercial businesses. Each sidewalk consists of
a 9-foot walkway and 5-foot amenity zone adjacent
to the curb for street trees, benches, lighting, bike
racks, and trash receptacles. On the north side of
the street, an 8-foot wide, two-way protected bike
lane and 3-foot buffer zone will be adjacent to the
curb.
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East 6th Street (at Hotel Colorado) - EXISTING
SOUTH

NORTH

EXISTING CONDITIONS
East of Pine Street, 6th Street takes on a much narrower profile, with only two lanes of
traffic (one in each direction). These lanes are approximately 14-feet wide. In front of Hotel
Colorado, there are 21 90-degree head-in public on-street parking spaces and an 8-foot
sidewalk. On the south side, on the Hot Springs property, there is a planting area with
grass and trees and a 7-foot wide sidewalk. A small parking lot for the pool is present in
this section as well. Further east, the street remains consistent with two lanes of through
traffic, and there are some existing on-street parking spaces by the Art Center.

PRIVATE PROPERTY

Note: Per Ordinance No. 25 Series of 2015, the City vacated portions of the 6th Street
right-of-way adjacent to Hot Springs Pool properties. The result is that the city only
owns the area between the curbs where the street touches Hot Springs Lodge and Pool
properties.

56’
PUBLIC RIGHT-OF-WAY

East 6th Street (at Hotel Colorado) PROPOSED

East 6th Street (east of Hotel Colorado) - PROPOSED

SOUTH

PRIVATE PROPERTY

NORTH

56’
PUBLIC RIGHT-OF-WAY
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PROPOSED
CONDITIONS

East of Olive:

From Pine to Olive:

SOUTH

28’
PRIVATE PROPERTY RIGHT-OF-WAY

NORTH

PRIVATE
PROPERTY

From Pine to Olive, the street
section on the north side is
identical to the section from
Pine to Laurel, including a
wide sidewalk, protected bike
lane, and on-street parallel
parking. The south side
includes a proposed shuttle
stop.
East of Olive, the street
remains as-is, except for
the addition of “sharrows” to
provide a space for bicyclists
coming from the Glenwood
Canyon Trailhead.

3

West 6th Street - EXISTING
SOUTH

NORTH

EXISTING CONDITIONS (LEFT)
West 6th Street includes two travel lanes (one in each
direction) and a wide, continuous center turn lane. The
sidewalks are approximately 5-feet wide with a 5-foot
wide “buffer” that is differentiated with Decorastone
pavers. The buffer area includes outdated street lights.
The only existing trees are in front of the Antlers hotel.
The right-of-way varies in some locations, but for the
most part it is 60-feet wide.

60’
PUBLIC RIGHT-OF-WAY

West 6th Street - PROPOSED (shortterm)
SOUTH

NORTH

60’
PUBLIC RIGHT-OF-WAY

4

West 6th Street - PROPOSED (longterm)
SOUTH

NORTH

60’
PUBLIC RIGHT-OF-WAY

PROPOSED
CONDITIONS (BELOW)
The proposed street section
for West 6th Street reduces
the width of the curb-to-curb
dimension from 40-feet to
32-feet to slow down traffic
and give more space to
pedestrians. The street would
operate much like it does
today (two travel lanes plus
center turn lane). The north
side of the street includes an
11-foot multi-use path where
pedestrians and bicyclists
would share the space.
The south side of the street
includes a 7-foot sidewalk.
Both sides include a 5-foot
wide planting strip for street
trees.
The long-term section is
intended to take place once
redevelopment starts to occur
and access points can be
consolidated. This would still
allow for a turn lane where
needed, but also provides
additional landscaping
between turn lanes.
NOTE: This assumes
West 6th Street from
Laurel to Devereux
will be devolved from
CDOT’s ownership to
the City.
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Laurel Street - EXISTING
WEST

EAST

EXISTING
CONDITIONS
Laurel Street includes two
travel lanes and on-street
parallel parking on either
side of the street. The east
side of the street includes a
sidewalk with a significant
tree lawn and trees. The
west side does not currently
have a sidewalk.

80’
PUBLIC RIGHT-OF-WAY

Laurel Street - PROPOSED
WEST

A multi-use path provides a comfortable and safe
experience for both pedestrians and bicyclists. It is
also family-friendly, serving both residents of North
Glenwood as well as tourists.
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EAST

8’

PROPOSED
CONDITIONS
Laurel Street’s east
sidewalk, tree lawn and
curb will remain in place.
Improvements to Laurel
consist of widening the
street slightly to provide for
8-foot parking lanes. A multiuse path is provided on the
west side of the street which
connects into the future 5th
Street multi-use path.

80’
PUBLIC RIGHT-OF-WAY

5

Maple Street - EXISTING

EXISTING
CONDITIONS
Maple Street includes two
travel lanes plus on-street
parking. A sidewalk and tree
lawn is present on the west
side of the street, but the
east side lacks a sidewalk.
Note that this condition
describes Maple Street
north of the alley. South of
the alley, the street includes
90-degree head-in parking
and an attached sidewalk.

75’
PUBLIC RIGHT-OF-WAY

Maple Street - PROPOSED

75’
PUBLIC RIGHT-OF-WAY

6

PROPOSED
CONDITIONS
The proposal for Maple
Street is to keep the curb-tocurb dimension with travel
lanes and on-street parking,
but adding in a sharrow
for bikes. The west side of
the street includes a 6-foot
sidewalk and tree lawn
adjacent to the curb. The
east side includes a tree
lawn adjacent to the curb
with a 10-foot wide sidewalk.
Note that the vision for
Maple Street is to remain
residential in character, even
though some homes may
convert to commercial uses
to support the Village Core.

Some residential structures may be converted into
commercial uses to support the Village Core. Providing
ample sidewalks to support circulation to and from the
Village Core is desired.
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Pine Street - EXISTING

EXISTING CONDITIONS
Pine Street includes two wide
travel lanes. An attached sidewalk
is adjacent to the Hotel Colorado,
which connects into the buildings’
west entrance and Porte Cochere.
The west side includes a wide
tree lawn and sidewalk. On-street
parallel parking is provided north
of the alley and Hotel Colorado.

Intersection of 5th and Pine Streets, looking south
(existing).
48-58’
PUBLIC RIGHT-OF-WAY (VARIES)

Pine Street - PROPOSED

PROPOSED CONDITIONS
Pine Street is part of the route
for the proposed “Glenwood
Loop,” which is intended to serve
avid bicyclists and connect the
two regional trails - Glenwood
Canyon and Rio Grande.
Therefore, dedicated bike lanes
are proposed in this street section
from 6th Street to 5th Street.

Bike lanes provide a dedicated and safe connection
along the proposed Glenwood Loop.
48-58’
PUBLIC RIGHT-OF-WAY (VARIES)
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5th Street - EXISTING
SOUTH

NORTH

EXISTING CONDITIONS
5th and Linden Streets are currently unimproved
residential streets with no curb and gutter. They are
very narrow, with only a 35-foot and 40-foot public
right-of-way. The actual street is approximately
18-feet to 20-feet wide. These streets do not
experience heavy traffic and are quite pleasant,
with mature trees and landscaping and residential
uses.

Linden Street EXISTING
SOUTH

40’
PUBLIC RIGHT-OF-WAY

35’
PUBLIC RIGHT-OF-WAY

Linden Street PROPOSED

5th Street - PROPOSED
SOUTH

NORTH

NORTH

PROPOSED CONDITIONS

SOUTH

NORTH

The improvements proposed for 5th and Linden
Streets include installing curb and gutter as well
as repaving the streets and adding “sharrows”
to delineate a safe space for bicyclists. A shared
condition is desired by the neighborhood, and with
limited right-of-way and traffic, this seems to be an
appropriate solution. A sidewalk is proposed along
the south side of Linden Street to accommodate
pedestrians.
40’
PUBLIC RIGHT-OF-WAY
35’
PUBLIC RIGHT-OF-WAY

8

6th Street Corridor Master Plan

W. 6th Street (West of Devereux) EXISTING

EXISTING CONDITIONS
W. 6th Street (West of Devereux) turns into a
narrower section with only two drive lanes (one in
either direction). A wide shoulder currently exists on
the north side and is often used for bicyclists and
pedestrians. However, due to the fact that there is
no curb and gutter in this area, the area is often
full of gravel and other debris making it difficult to
traverse on foot or bike.

60’
PUBLIC RIGHT-OF-WAY

W. 6th Street (West of Devereux) PROPOSED
PROPOSED CONDITIONS
The improvements for W. 6th Street (West of
Devereux) include a defined street with curb and
gutter, as well as a detached 12-foot multi-use path
for bicyclists and pedestrians to share. The path
would be protected from travel lanes with a wide
tree lawn and street trees.

60’
PUBLIC RIGHT-OF-WAY

Appendix B: Street Sections
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1.

INTRODUCTION AND SUMMARY OF FINDINGS

This report presents Economic & Planning Systems’ (EPS) analysis and findings regarding an
economic assessment of the 6th Street corridor in Glenwood Springs, Colorado. Specifically, the
economic and real estate conditions along the corridor are summarized as well as an assessment
of the public financing mechanisms that are available to the City of Glenwood Springs as a
strategy to fund public infrastructure improvements and ongoing maintenance.
This scope of work was completed as part of an extension of studioINSITE’s original contract for
the 6th Street Master Plan and was developed as requested by the Steering Committee for an
economic assessment to support the overall master plan, which was discussed with the Steering
Committee on March 24, 2016.

Introduction
The 6th Street corridor study area extends from the Glenwood Canyon Trailhead on the east to
just past the Glenwood Caverns Tramway on the west; and from the Colorado River on the south
to the foothills of the North Glenwood neighborhood on the north. It sits across the Colorado
River from downtown Glenwood Springs, and is connected by the Grand Avenue auto and
pedestrian bridges, as well as a pedestrian bridge at Two Rivers Park – the city’s largest regional
park. The plan area includes multiple tourist destinations and attractions and is seen as an area
with opportunities for future investment due to the construction of the new Grand Avenue Bridge
and I-70 interchange.
This report is broken into six distinct chapters that are summarized below:

1. Introduction and Summary of Findings – Includes the project background information
and provides a summary of the major findings and considerations.

2. Market and Economic Conditions – Provides a summary of economic conditions in the City
of Glenwood Springs and the Roaring Fork Valley as a whole and an assessment of the
current residential and commercial market conditions along the 6th Street corridor.

3. Land Use Considerations – Provides an analysis of specific land use metrics in the city and
along the 6th Street corridor. Specific analyses include an evaluation of parcel size, building
age, floor area ratio (FAR), land value to building value ratio, and others. The purpose of this
section is to better understand the areas of the city that are best suited for new development
or redevelopment.

4. Introduction to Financing and Management Districts – Provides an introduction to
specific public financing districts and authorities that could be used to fund public
infrastructure improvements and ongoing maintenance costs along the corridor.

5. Financing District Case Studies – Evaluates the public financing strategies used in three
different communities along the Front Range. The districts in this section were selected due
to their utilization of creative strategies to incent private development and finance
improvements through various public financing mechanisms.

Economic & Planning Systems, Inc.

1

153071-Final Rpt_091516.docx

6th Street Corridor Master Plan Economic Assessment
September 15, 2016

6. District Financing Strategies and Revenue Estimates – Provides specific
recommendations regarding the most feasible and effective public financing strategies that
the City can use to fund public improvements along the 6th Street corridor and provides an
estimate of the potential revenues that each of the strategies could generate.

Summary of Findings
There are a number of factors that affect the future development potential of the 6th Street
corridor. This study is grounded in the economic conditions of the city and much of the
recommendations have been structured around ways to leverage the core economic driver –
visitation. The findings below include three sections: Key Drivers, Value Proposition, and District
Impact. It is important to note that the governance structure of a future District is a separate
issue from the revenue mechanism (and corresponding revenue target). The study addresses the
full continuum of issues and opportunities, as summarized below.

Key Drivers


Leverage Core Economic Driver – Glenwood Springs drives much of its economy on
tourism and the associated hospitality elements, such as hotels, restaurants, and attractions.
Accordingly, actions the City and the 6th Street corridor stakeholders can take to invest in
this sector will contribute to long term economic growth.



Market Pressure and Real Estate Cycle – The market pressure in Glenwood Springs is
strong. Interest from hotel developers has been reported by multiple commercial brokers. It
appears that a hotel associated with nationally recognized flag targeting an upscale guest is
interested in the corridor. Private capital placement decisions can be positively influenced by
advancing the quality of the corridor and investing in public improvements.



Elevate Glenwood Spring’s Market Position – There is potential to elevate the city’s
position in the visitation market, complementing those of Aspen and Vail. A new hotel that
raises the standard will have ripple effects through the rest of the city’s inventory.

Role for City in Creating Value in the Study Area


Cost and Revenue for Redevelopment – As identified in Chapter 5 Financing District Case
Studies, part of the success of the Transit Village General Improvement Districts in Boulder
can be attributed to the District and City’s ability to increase development potential (and
corresponding revenue) and decrease parking provision (and corresponding costs). The 6th
Street corridor district will have the same potential, particularly with incentives. Shared
parking has the potential to reduce expenditure, but must be located centrally with a
convenient circulator provided to ensure it works from the perspective of a guest.



Role of Incentives – To achieve districts with sufficient revenue capacity to change the
urban form and function of a corridor, cities have offered up-zonings and other types of
incentives that increase revenues and decrease costs. For 6th Street, these could involve
increasing building height to 60 feet and enabling impact fees to be paid over an extended
period of time (or abated). In some cases, the early discussions with property owners result
in a convoluted boundary, as some property owners opt in and some do not. If the
Downtown Development Authority (DDA) overlay option is selected, the role of incentives
would be diminished as the geography includes many properties unlikely to redevelop,
reducing the appeal of these incentives.

Economic & Planning Systems, Inc.
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Parking Efficiencies – A centrally located parking structure would have the potential to
serve day-visitors as well as overnight-visitors. Previous studies have shown that 30 percent
of visitors come for the day, driving and parking at the various attractions. The balance of 70
percent is staying at a local hotel (ostensibly parking there). A shared garage with an
effective circulator could eliminate the need to accommodate the same visitor with multiple
parking spaces, reducing the need to construct additional surface or structured parking
spaces at attractions.



Circulator Potential – Reports in the early summer of 2016 indicate that the shuttle for the
Glenwood Springs Pool works for both guests and locals. Resistance to parking off site and
riding a shuttle has not materialized. It may be possible to transfer this success to the larger
corridor with a circulator with broader scope.



Beautification and the Pedestrian Experience – Communities and developers across the
country from small cities to large urban cores speak about the power of walkability.
Improving the pedestrian experience translates to faster absorption, better occupancies, and
higher rates. Improvements to 6th Street that can make the pedestrian experience compelling
and translate to a better bottom line.

District Impact


Number and Diversity of Revenue Streams – Each of the options has its own implications in
terms of revenue streams. The Business Improvement District (BID) and General Improvement
District (GID) allow for a mill levy as well as an assessment, and thus are comparable. The
DDA provides for tax increment funding (which is established and is recognized as a given for
this analysis). The DDA also provides the potential for a 5 mill overlay.



Revenue Potential – The amount of annual revenue available depends on the level of mills
and/or assessment. At 5 mills, a 6th Street district would generate $99,000 annually. Linear
assessments ($15/foot), building area assessments ($0.15/sq. ft.), and land area
assessments ($2,000 per acre) generate similar amounts, ranging between $102,000 and
$112,000 annually. Because each source could be set at higher levels (generating higher
annual revenues), it becomes a question of local support and economic benefit. It is
significant to note that a 5 mill overlay with the DDA would generate $260,000 annually, due
to the larger geography and higher valuation.
In terms of revenue amounts and corresponding bond proceeds, $100,000 of annual revenue
can generate approximately $1.0M in bond proceeds (using a high level perspective). This is
likely to be insufficient to change the visual impact of the corridor. As a result, it is critical to
anticipate higher thresholds for revenue and also view the challenge as a partnership
between the City with its larger resource base and the local contribution from the corridor.
Both are needed for an optimal solution.



Bonding Capacity – The BID and GID allow for the revenue streams to be used for debt
service, and thus, the community could issue bonds and use the proceeds to construct
portions of the 6th Street improvements. Proceeds from the DDA 5 mill overlay can only be
used for operations and programming. In the event the Acquisition and Improvements (A&I)
tax is continued (to be determined in November of 2016), the need for bonding capacity may
be reduced as the 6th Street improvements may be funded from that source. If that scenario
becomes reality, the 6th Street corridor needs may shift from capital improvements (such as
streetscape) to operational costs (such as maintenance, beatification, and/or circulation).
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Longevity – A GID and BID do not have sunset clauses in the state statutes governing the
formation and operation of the districts.1 The Glenwood Springs DDA is currently anticipated
to sunset in 2030 (based on a five-year extension attributed to a 2002 amendment to state
statutes to extend DDA tax increment financing (TIF) terms to 30 years, based on the intent
that the DDA have a statutorily provided duration, which was expanded from 25 to 30 years
since its establishment.) Beyond the original time horizon, City Council can extend for
another 20 years by a vote of the Council. The base from which the tax increment is defined
moves forward by 10 years with the initial extension, and then moves forward one year each
year thereafter for the duration of the 20-year extension. (Verification of these estimates
should be confirmed by City Attorney.)



Simplicity of Governance – The GID represents one of the simplest forms of governance as
the City Council would also function as the GID board. There would be no need to establish a
new board. Neither would there be a need to identify qualified volunteers from the
community to dedicate their time to a new civic function. A BID would require a new board
with new volunteers. The DDA, given that it currently exists, would not require any new
resources related to governance.



Election Logistics – In an election for any of these options to be successful, a significant
investment of time is required. Local champions must step forward. Information must be
presented in direct, accurate ways. The value proposition must be clear. In some ways, an
election for any of the districts and any of the funding streams will be equally challenging.
The path leading to the greatest revenue generation and greatest local impact provides a
better return for any election effort.



District Calibration – Defining the value proposition to local property owners should come
in the form of concrete commitments with realistic assumptions. How much revenue is
needed? What capital improvements can be completed? What portion will be covered by 6th
Street corridor revenue contribution, and what portion will be covered by the City, the A&I
proceeds, or other sources? What is the breakdown of the use of funds between capital
improvements (such as streetscape or structured parking) and services (such as a circulator,
landscaping maintenance, trash and appearance upkeep)?



Partnership with the City – The revenues possible from the 6th Street corridor are likely to
be insufficient to fund all improvements as planned without support from the City. The
proposed A&I tax could play a substantial role; however, the availability of those funds will
not be determined until late 2016. The corridor stakeholders and City should continue to
solidify their interests to ensure there is a high level of commitment for implementation.



Priorities for Capital or O and M – In the event the A&I tax passes, the 6th Street corridor
emphasis will shift from capital improvements to operating needs. Given that the 5 mill DDA
overlay is geared to operations and programming, this option provides greater revenue,
expands an existing program without needing to establish new forms of governance, and has a
reasonable longevity (assuming City Council supports extensions). In the event the corridor
improvements are not covered by A&I proceeds, bonding for capital improvements will take
priority. Thus, a GID would be the best mechanism to use, given its relatively simple governance
structure, its proportional distribution of cost via property tax mill levy, its ability to easily
capture additional value created in the District from redevelopment, and its capacity to bond.

1 Note that most assessment districts (such as a SID) have a termination date based on specific project costs and
corresponding payment schedules.
Economic & Planning Systems, Inc.
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2.

MARKET AND ECONOMIC CONDITIONS

This section provides a summary of the general market trends in and around the City of
Glenwood Springs and specifically addresses the following topics:






Regional Employment Trends and Conditions
Sales Tax Trends
Accommodation Tax Trends
Residential – ownership and rental
Commercial – retail, office, and flex/industrial space

The material that follows provides data on Glenwood Springs within the larger context of Garfield
County (for employment) and the Roaring Fork Valley (for real estate conditions). Due to the
recent international factors causing a downturn to extraction industries such as natural gas, the
County data show an economy that still has yet to fully recover. Glenwood Springs, with a
different set of economic drivers, is showing robust signs of growth. In an effort to be
comprehensive, the information on the County is presented first to provide the context related to
employment and the base economic conditions.

Market and Economic Overview
The widespread effects of the Great Recession (2007 to 2009) continue to be seen in Glenwood
Springs and Garfield County. Total wage and salary employment in Garfield County is still below
pre-recession levels unlike many communities across Colorado that have experienced more
robust economic recoveries and have surpassed pre-recession employment levels. Similar to
many communities across Colorado, Garfield County lost a significant proportion of jobs in the
construction sector. However, unlike many of these communities, the majority of construction
jobs that were lost during the recession have not returned to Garfield County. Between 2008 and
2011, the County lost nearly 50 percent of its employment in the construction sector. Since that
time, it has only recovered a fraction of those jobs and employment in the construction sector
has stabilized at approximately 65 percent of pre-recession levels. Conversely, employment in
the construction sector in Colorado has returned to nearly 90 percent of pre-recession levels.
While the recovery in total employment in Garfield County continues to lag behind the state as a
whole, the commercial and residential market in Glenwood Springs has experienced a robust
recovery over the past five years. This is partly attributed to differences between the economic
drivers in Glenwood Springs and in Garfield County. The success of the Glenwood Springs
economy is strongly tied to tourism and the accommodation and recreation sectors, while
Garfield County as a whole is much more closely tied to the industrial sector and the oil, gas, and
mining sector. Since the recession, employment in mining and oil and gas extraction has
continued to experience annual declines in total employment. This has not only had a direct
impact on sectors specifically related to oil and gas but also industries that support the oil and
gas sector such as hotels and restaurants. Many of these types of businesses are located outside
of Glenwood Springs along the Interstate 70 corridor.
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In Glenwood Springs, many of the businesses most closely related to the tourism industry such as
hotels, recreation based businesses (hot springs, guide services, etc.), and shops and restaurants
have seen record sales over the past couple of years. The success of Glenwood Springs and the
tourism sector can most clearly be seen in annual sales tax and accommodation tax collections,
which have experienced 6 percent and 10 percent annual increases since 2012, respectively.
The residential market in Glenwood Springs was significantly impacted by the Great Recession.
During the recession, there was a significant decrease in both the volume of sales and the
average price of single family and multifamily units. Since that time, the volume of sales for
single family and multifamily units has significantly improved. Since 2011, the average sales
price of a single family home increased by nearly 10 percent per year and the average sales
price of a multifamily unit increased by nearly 13 percent per year. Average and median prices
for single family and multifamily units have shown significant but more modest increases.
Conversely, the market for rental residential units has remained relatively stable in the period
following the recession. This is largely a reflection of the lack of supply in the Glenwood Springs
market and the consistent demand for rental units.

Regional Employment Trends and Conditions
This section summarizes employment trends and conditions in the region, which includes
Summit, Eagle, Garfield, and Pitkin Counties. The primary data source for this section is the
Bureau of Labor Statistics (BLS), which provides data for wage and salary positions in counties
across the United States.

Employment Conditions
Total wage and salary employment in the region reached 93,589 in 2015. Overall employment
has returned to pre-recession health in the region. Prior to the Great Recession, between 2000
and 2008, employment grew at an average annual rate of 2.0 percent. As with many other
mountain communities, which are heavily reliant on tourism, the region’s economy was heavily
impacted by the Great Recession (2007 to 2009), during which the average annual rate of
employment change dropped to negative 7.7 percent. Between 2010 and 2015, annual growth
has stabilized at an average of 2.5 percent; total employment is returning to pre-recession levels
at an average of approximately 2,170 employees per year, as shown in Table 1.
Within the region, Eagle County has maintained the largest number of employees. In 2015, wage
and salary employment reached 31,450. Garfield County is the second largest, at 25,053,
followed by Summit County at 20,851, and Pitkin County at 16,235. Garfield County’s
employment was impacted the most during the Recession, losing approximately 5,560
employees between 2008 and 2010 (a loss of 2,782 per year). It should be noted that Garfield
County’s economic contraction can be attributed to a decline in oil and gas activity, as well as the
rest of the larger economic forces affecting the region and the state. Eagle, Pitkin, and Summit
Counties experienced declines during that time that were attributed to a loss of visitation and
reduction in real estate/construction work, among other forces.
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Table 1
Wage and Salary Employment, 2000-2015

Year

2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015

Wage and Salary Employment (Ann. Avg.)
Pitkin
Eagle
Summit
Garfield
County
County
County
County
15,922
16,096
15,613
15,506
15,883
16,382
16,873
16,858
17,283
15,549
15,003
15,061
15,329
15,706
16,436
16,235

Pre-Recession (2000-2008)
Ann. #
170
Ann. %
1.0%
Recession (2008-2010)
Ann. #
-1,140
Ann. %
-6.8%
Recovery (2010-2015)
Ann. #
246
Ann. %
1.6%
Total Period (2000-2015)
Ann. #
21
Ann. %
0.1%

Total

Ann. %

--0.9%
-2.2%
-1.8%
2.3%
5.3%
6.3%
3.7%
2.1%
-10.3%
-5.0%
1.4%
1.8%
2.2%
3.7%
3.3%

28,194
28,503
27,588
26,843
27,640
29,113
30,584
31,845
32,256
29,043
27,459
27,562
28,179
28,780
29,744
31,450

19,216
18,944
18,521
17,706
17,658
17,875
18,807
19,192
18,897
17,420
17,167
17,485
17,728
18,355
19,370
20,851

19,308
19,865
19,818
20,055
20,803
22,961
25,473
27,210
28,660
25,092
23,095
23,761
24,184
24,490
25,024
25,053

82,640
83,408
81,541
80,109
81,983
86,332
91,736
95,106
97,096
87,104
82,724
83,869
85,419
87,331
90,573
93,589

508
1.7%

-40
-0.2%

1,169
5.1%

1,807
2.0%

-2,399
-7.7%

-865
-4.7%

-2,782
-10.2%

-7,186
-7.7%

798
2.8%

737
4.0%

392
1.6%

2,173
2.5%

217
0.7%

109
0.5%

383
1.8%

730
0.8%

Source: Bureau of Labor Statistics; Economic & Planning Systems
H:\ 153071-Glenwood Springs Sixth Avenue Corridor Study\Dat a\[ 153079-Glenwood Employment-03-04-2016.xlsm]T-Tot al Summary
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Figure 1 illustrates changes in employment by quarter, which, in general, fluctuate due to the
seasonal nature of the tourism industry in Garfield County, and the annual seasonal cycles for
the construction industry. As depicted, Garfield County experienced a significant drop in
employment during the recession partly due to the fact that the growth rates were substantial in
the years prior. Since that period, there has been a slow but steady increase in employment.
Figure 1
Wage and Salary Total Employment: Garfield County, 2000-2015
Employment (W&S)
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Source: Bureau of Labor Statistics; Economic & Planning Systems
H:\153079-CDOT Employee Housing Options Consultant\Data\[153079-Combined Employment-03-04-2016.xlsm]T-FC-

While average wages decreased slightly between 2009 and 2010, wages have steadily increased
since that period and currently average nearly $47,000 per employee, as shown in Figure 2.
This is slightly lower than the state average of $53,400.
Figure 2
Wage and Salary Average Wages: Garfield County, 2000-2015
Average Wages (W&S)
(4‐Qtr. Avg.)

$60,000
Colorado

$53,404

Garfield County

$50,000
$46,683

$40,000
$30,000
$20,000
$10,000

2015‐Q1

2014‐Q1

2013‐Q1

2012‐Q1

2011‐Q1

2010‐Q1

2009‐Q1

2008‐Q1

2007‐Q1

2006‐Q1

2005‐Q1

2004‐Q1

2003‐Q1

2002‐Q1

2001‐Q1

2000‐Q1

$0

Source: Bureau of Labor Statistics; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153079-Combined Employment-03-04-2016.xlsm]T-FC-
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In Garfield County, there are a number of specific employment sectors that have struggled
during the recovery (2010 through 2015). Specifically, mining, quarrying, and oil and gas
extraction have continued to experience significant decreases in total employment. Between
2010 and 2015 this sector lost an additional 365 jobs, which translates to an annual decrease in
employment of 4.2 percent, as shown in Table 2. Many of these jobs are located outside of
Glenwood Springs and have a more direct impact on businesses and services along the I-70
corridor, as opposed to Glenwood Springs. Other sectors that continue to experience losses in
total employment include information, finance and insurance, and public administration.
While there are sectors that continue to lag in terms of their recovery, generally employment in
the County has shown steady increases in the majority of employment sectors since 2010. It is
important to note that there are two opposing trends occurring in Garfield County that are
difficult to separate due to the detail included in the employment data set that is provided by the
Bureau of Labor Statistics (BLS). The first trend is the decline in mining, quarrying, and oil and
gas extraction employment. As previously discussed, this not only has a direct impact on
employment in this sector but also on sectors that rely on the success of the oil, gas, and mining
sector as a primary source of revenue. This trend has a more direct impact on the economic
health of areas outside of Glenwood Springs and is not necessarily a significant factor in the
economic conditions in the City.
The second trend is the growth in annual visitation and the tourism industry. While employment
related to this sector has shown modest growth since the recession, a portion of this
employment in the County as a whole has been negatively impacted by the decline in oil, gas,
and mining employment outside of Glenwood Springs. As a result, countywide trends in
accommodation and food services likely reflect increases in Glenwood Springs and modest
growth or decreases outside of the city. Due to these conflicting trends, evaluating trends in
sales tax and accommodation tax collections in the city help to better inform the economic
conditions in the city (these trends are summarized in subsequent sections of this chapter).
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Table 2
Industry Specific Employment, Garfield County, 2000-2015

Description

Wage and Salary Employment
Agriculture, Forestry, Fishing and Hunting
Mining, Quarrying, and Oil and Gas Extraction
Utilities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and Warehousing
Information
Finance and Insurance
Real Estate and Rental and Leasing
Professional, Scientific and Technical Services
Management of Companies and Enterprises
Admin., Support, Waste Mng., and Rem. Srvcs.
Educational Services
Health Care and Social Assistance
Arts, Entertainment, and Recreation
Accommodation and Food Services
Other Services, except Public Administration
Public Administration
Total Employment

Construction
Guest Oriented
Non-Guest Oriented

Pre-Recession
2000-2008
Total Ann. # Ann. %

2000

2008

2010

2015

189
218
255
3,531
357
571
2,976
340
305
499
441
771
0
0
250
1,365
339
2,247
658
1,142
19,308

159
2,821
215
4,966
390
793
3,621
1,035
214
608
791
1,266
157
958
206
1,991
345
2,947
766
1,661
28,660

155
1,896
210
2,681
287
712
2,905
716
161
538
620
988
148
788
202
2,052
330
2,432
632
1,796
23,095

204
1,531
282
2,801
373
726
3,005
830
139
528
678
1,081
154
1,143
240
2,509
350
2,846
731
1,716
25,053

-30
2,603
-40
1,436
32
222
645
694
-91
110
350
495
157
958
-45
626
6
700
108
519
9,352

3,531
5,881
7,040

4,966
7,334
13,608

2,681
5,969
11,599

2,801
6,581
12,483

1,436
1,453
6,567

-4 -2.1%
325 37.8%
-5 -2.1%
179
4.4%
4
1.1%
28
4.2%
81
2.5%
87 14.9%
-11 -4.3%
14
2.5%
44
7.6%
62
6.4%
20
--120
---6 -2.4%
78
4.8%
1
0.2%
87
3.4%
13
1.9%
65
4.8%
1,169
5.1%

179
182
821

4.4%
2.8%
8.6%

Recession
2008-2010
Total Ann. # Ann. %

Recovery
2010-2015
Total Ann. # Ann. %

-4
-925
-5
-2,286
-102
-81
-717
-318
-53
-71
-171
-278
-9
-170
-4
61
-15
-514
-134
136
-5,565

-2
-463
-3
-1,143
-51
-41
-358
-159
-26
-35
-85
-139
-5
-85
-2
30
-7
-257
-67
68
-2,782

-1.3%
-18.0%
-1.2%
-26.5%
-14.1%
-5.3%
-10.4%
-16.8%
-13.2%
-6.0%
-11.5%
-11.7%
-2.9%
-9.3%
-0.9%
1.5%
-2.2%
-9.1%
-9.2%
4.0%
-10.2%

49
-365
72
120
86
14
100
114
-22
-10
58
93
6
354
38
457
20
414
99
-81
1,958

10
-73
14
24
17
3
20
23
-4
-2
12
19
1
71
8
91
4
83
20
-16
392

5.7%
-4.2%
6.1%
0.9%
5.4%
0.4%
0.7%
3.0%
-2.9%
-0.4%
1.8%
1.8%
0.9%
7.7%
3.5%
4.1%
1.2%
3.2%
3.0%
-0.9%
1.6%

-2,286
-1,365
-2,009

-1,143 -26.5%
-682 -9.8%
-1,005 -7.7%

120
612
884

24
122
177

0.9%
2.0%
1.5%

* Indicates all or a portion of employment is w ithheld due to disclosure issues.
Source: Bureau of Labor Statistics; Economic & Planning Systems
H:\153071-Glenwood Springs Sixt h Avenue Corridor Study\ Dat a\[ 153079-Glenwood Employment-03-04-2016.xlsm]T-STATE-EM P SUM
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Employment Trends
All Industries

Employment in all sectors has not yet reached pre-recession levels. Figure 3 depicts employment
change as an index, holding totals in Q1 2008 as the baseline (100). Employment in Colorado as
a whole has surpassed its total in Q1 2008. Garfield County has not yet returned to the same
level of overall employment. Instead, total employment is at approximately 90 percent of its prerecession levels. However, employment levels continue to increase suggesting that employment
may return to pre-recession levels in the next year or two.
Figure 3
Employment Index: All industries, 2008-2015
Employment Index
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Source: Bureau of Labor and Statistics; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153079-Combined Employment-03-04-2016.xlsm]T-FC-

Construction Employment

Individual job industries experienced different patterns of growth and decline during and after
the recession. Amongst all major industries in the region, the construction sector experienced
the most substantial overall decline. Colorado as a whole has reached 87 percent of its
construction employment level in Q1 2008, largely influenced by the rapid development activity
occurring in the Denver Metro area, as shown Figure 4. Garfield County is stabilizing at
approximately 60 percent of its pre-recession levels, indicating that employment in the
construction sector may have stabilized at a new “normal”.
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Figure 4
Employment Index: Construction Employment, 2008-2015
Employment Index
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Source: Bureau of Labor and Statistics; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153079-Combined Employment-03-04-2016.xlsm]T-FC-

Guest Oriented Employment

In Colorado, guest oriented employment (those sectors heavily influenced by tourism such as
hospitality, eating and drinking, and retail) has surpassed pre-recession levels. However, the
effects of the Recession still linger in Garfield County. Guest oriented employment is only at
about 90 percent of pre-recession levels in the county. Year-over-year increases in employment
during the recovery suggest that this sector will continue to grow and is likely to reach prerecession levels in the next few years, as shown in Figure 5.
Figure 5
Employment Index: Guest Oriented Employment, 2008-2015
Employment Index
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Source: Bureau of Labor and Statistics; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153079-Combined Employment-03-04-2016.xlsm]T-FC-
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Non-Guest Oriented Employment

In contrast, non-guest oriented employment was not as significantly impacted by the effects of
the recession in Colorado or Garfield County, as shown in Figure 6. Non-guest oriented
industries include those industries that are geared more towards year-round jobs that are less
affected by the tourism industry. While Colorado is at approximately 110 percent of its prerecession level for non-guest oriented employment, Garfield County is still just under prerecession levels.
Figure 6
Employment Index: Non-Guest Oriented Employment, 2008-2015
Employment Index
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H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153079-Combined Employment-03-04-2016.xlsm]T-FC-
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Sales Tax Trends
Average annual sales tax collections in the City of Glenwood Springs averaged approximately
$15.3 million since 2012, as shown in Table 3 and Figure 7. Between 2012 and 2015, total
annual sales tax collections increased by 5.8 percent per year. Monthly collections in 2016 have
also been significantly higher than collections in 2015 in the same month. In 2016, year-overyear collections between January and April were on average 4.5 percent higher than 2015
collections, indicating continued growth for retail businesses in Glenwood Springs.
Table 3
Glenwood Springs Sales Tax Revenue, 2012-2016 YTD

Description

January
February
March
April
May
June
July
August
September
October
November
December
Total

2012

2013

2014

2015

2016

$959,869 $1,043,132
$998,007 $1,122,151
$950,649
$945,310
$970,853 $1,071,493
$1,234,559 $1,189,455 $1,260,135 $1,381,207
$1,024,331 $1,006,955 $1,081,261 $1,183,497
$1,096,328 $1,151,014 $1,212,986 $1,307,027
$1,373,522 $1,425,356 $1,505,444 $1,636,470
$1,285,250 $1,334,591 $1,474,355 $1,579,635
$1,319,047 $1,315,199 $1,448,014 $1,512,082
$1,294,018 $1,328,843 $1,477,296 $1,558,940
$1,090,112 $1,117,357 $1,286,735 $1,335,343
$1,052,012 $1,104,004 $1,218,414 $1,272,492
$1,532,203 $1,586,943 $1,705,113 $1,874,204
$14,211,900 $14,548,159 $15,638,613 $16,834,541

$1,177,441
$1,133,686
$1,423,075
$1,238,988
----------------$4,973,190

Avg.

2012-2015/2016
Total
Ann. # Ann. %

$1,060,120 $217,572 $54,393
$1,014,398 $183,037 $45,759
$1,297,686 $188,516 $47,129
$1,107,006 $214,657 $53,664
$1,191,839 $210,699 $70,233
$1,485,198 $262,948 $87,649
$1,418,458 $294,385 $98,128
$1,398,586 $193,035 $64,345
$1,414,774 $264,922 $88,307
$1,207,387 $245,231 $81,744
$1,161,731 $220,480 $73,493
$1,674,616 $342,001 $114,000
$15,308,303 $2,622,641 $874,214

5.2%
4.5%
3.6%
4.9%
6.0%
6.0%
7.1%
4.7%
6.4%
7.0%
6.5%
6.9%
5.8%

Source: City of Glenw ood Springs; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153071-Sales and Accom Tax-06-16-2016.xlsm]T-Sales Tax

Figure 7
Glenwood Springs Sales Tax Revenue
Sales Tax
Revenue
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Source: City of Glenwood Springs; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153071-Sales and Accom Tax-06-16-2016.xlsm]T-Sales
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Accommodation Tax Trends
Annual accommodation tax collections in Glenwood Springs averaged nearly $830,000 between
2012 and 2016, as shown in Table 4 and Figure 8. Growth in accommodation tax revenue has
outpaced sales tax revenue, indicating that the tourism industry in Glenwood Springs has
experienced a strong recovery following the downturn that was caused by the Great Recession.
Between 2012 and 2015, annual accommodation tax revenue increased by approximately 10.2
percent per year.
Table 4
Glenwood Springs Accommodation Tax Revenue, 2012-2016 YTD

Description

January
February
March
April
May
June
July
August
September
October
November
December
Total

2012

2013

2014

2015

2016

Avg.

$36,287
$38,024
$62,241
$37,041
$51,538
$87,964
$112,067
$101,785
$73,080
$48,779
$33,147
$39,833
$721,786

$41,261
$39,643
$60,822
$38,292
$56,970
$89,117
$116,961
$104,337
$74,849
$53,013
$34,938
$46,339
$756,542

$46,160
$41,504
$71,003
$44,983
$62,908
$100,395
$132,115
$120,756
$88,917
$67,482
$41,182
$53,497
$870,902

$55,127
$50,030
$79,612
$49,466
$69,673
$111,932
$144,413
$122,989
$103,558
$73,681
$43,574
$62,181
$966,236

$61,184
$54,901
$84,540
$53,338
----------------$253,963

$48,004
$44,820
$71,644
$44,624
$60,272
$97,352
$126,389
$112,467
$85,101
$60,739
$38,210
$50,463
$828,867

2012-2015/2016
Total
Ann. # Ann. %

$24,897
$16,877
$22,299
$16,297
$18,135
$23,968
$32,346
$21,204
$30,478
$24,902
$10,427
$22,348
$244,450

$6,224
$4,219
$5,575
$4,074
$6,045
$7,989
$10,782
$7,068
$10,159
$8,301
$3,476
$7,449
$81,483

14.0%
9.6%
8.0%
9.5%
10.6%
8.4%
8.8%
6.5%
12.3%
14.7%
9.5%
16.0%
10.2%

Source: City of Glenw ood Springs; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153071-Sales and Accom Tax-06-16-2016.xlsm]T-Accom

Figure 8
Glenwood Springs Accommodation Tax Revenue
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For-Sale Residential
This section provides a summary of the trends and conditions in the for-sale single family and
multifamily residential market.

Single Family
Although single family development is not a recommended use along the 6th Street corridor,
evaluating trends in price and sales volume helps to inform the general economic conditions in
Glenwood Springs and the Roaring Fork Valley as a whole. Since 2010, there has been a
significant increase in the sales volume of single family homes in Glenwood Springs and the
Roaring Fork Valley, as shown in Table 5 and Figure 9. In Glenwood Springs, there were 141
single family homes sales in 2015, which represents a capture rate of 15 percent of all sales that
occurred in the Roaring Fork Valley in 2015.
Table 5
For-Sale Single Family Residential Trends, 2010-2015

2010

2011

2012

2013

2014

2015

Avg.

2010-2015
Change

Ann. %

83
16%
$435,646
$170
$394,717

110
16%
$354,069
$145
$327,200

151
17%
$353,511
$135
$332,674

125
15%
$384,642
$176
$357,347

139
17%
$461,446
$191
$409,922

141
15%
$509,179
$196
$484,872

125
16%
$416,416
$169
$384,455

58
-1%
$73,533
$26
$90,156

11.2%
-1.5%
3.2%
2.9%
4.2%

Roaring Fork Valley
Volume
513
698
904
827
835
942
Avg. Price
$1,481,344 $1,237,909 $1,091,844 $1,034,560 $1,306,112 $1,440,240
Avg. Price per Sq. Ft.
$347
$281
$259
$279
$338
$362
Median Price
$1,292,459 $983,800 $838,106 $810,303 $1,114,522 $1,195,722

787
$1,265,335
$311
$1,039,152

429
-$41,104
$15
-$96,737

12.9%
-0.6%
0.9%
-1.5%

Description

Glenwood Springs
Volume
Capture Rate [1]
Avg. Price
Avg. Price per Sq. Ft.
Median Price

[1] Glenw ood Springs capture of Roaring Fork sales volume.
Source: MLS; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153071-M LS-05-12-2016.xlsm]T-Single Family
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Figure 9
Single Family: Sales Volume
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H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153071-MLS-05-12-2016.xlsm]Single Family

Home prices in Glenwood Springs averaged approximately $416,000 or $169 per square foot in
2015, which represents an increase of 3.2 percent since 2010. Median home prices were
$384,400 in 2015, as shown in Figure 10. Median single family home prices in Glenwood
Springs are 60 to 70 percent more affordable than single family home prices in the Roaring Fork
Valley, which were approximately $1.2 million in 2015.
Figure 10
Single Family: Median Price
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Source: MLS; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153071-MLS-05-12-2016.xlsm]Single Family
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Since 2010, average single family home prices have increased by 44 percent (9.5 percent per
year), as shown in Figure 11. During the same period, median single family home prices
increased by 48 percent (10.3 percent per year). This indicates a strong recovery in single family
home market and an increase in demand pressure since the trough of the market in 2010.
Figure 11
Single Family Average and Median Home Sales Price, 2010-2015
Sales Price
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Multifamily
Similar to the market for single family homes, the market for multifamily units has also improved
since 2010. In Glenwood Springs, the sales volume for multifamily units has increased from 24 in
2010 to 83 in 2015 as shown in Table 6 and Figure 12. Average multifamily prices have also
increased, albeit at a more modest rate. Since 2010, the average price for a multifamily unit has
increased from $227,600 ($183 per square foot) to $252,600 ($195 per square foot), which
represents a growth rate of 2.1 percent per year. However, evaluating the change in prices
between the trough in the market, which occurred in 2011 in Glenwood Springs, and current
prices shows a much more dramatic price appreciation and indicates a significant amount of
demand for multifamily units. Between 2011 and 2015, the average price of a multifamily unit
increased by nearly $100,000 per unit, which translates to an annual increase of approximately
13 percent per year. Median prices for multifamily units increased at a comparable rate during
the same period and were nearly $256,000 in 2015, as shown in Figure 13.
Table 6
For-Sale Multifamily Residential Trends, 2010-2015

2010

2011

2012

2013

2014

2015

Avg.

2010-2015
Change

Ann. %

Glenwood Springs
Volume
Capture Rate [1]
Avg. Price
Avg. Price per Sq. Ft.
Median Price

24
10%
$227,600
$183
$226,021

52
12%
$155,303
$111
$141,602

56
11%
$168,730
$120
$154,236

62
11%
$196,702
$149
$190,847

63
12%
$237,212
$184
$238,113

83
13%
$252,600
$195
$255,795

57
12%
$206,358
$157
$201,102

59
3%
$25,000
$12
$29,774

28.2%
5.4%
2.1%
1.3%
2.5%

Roaring Fork Valley
Volume
Avg. Price
Avg. Price per Sq. Ft.
Median Price

244
$961,253
$561
$690,893

433
$740,746
$418
$552,341

494
$611,668
$398
$463,085

554
$734,718
$497
$541,554

517
$946,822
$567
$670,579

649
$866,851
$552
$618,848

482
$810,343
$499
$589,550

405
-$94,403
-$9
-$72,045

21.6%
-2.0%
-0.3%
-2.2%

Description

[1] Glenw ood Springs capture of Roaring Fork sales volume.
Source: MLS; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153071-M LS-05-12-2016.xlsm]T-M ultifamily

The price increases for multifamily units in Glenwood Springs between 2010 and 2015 are in
contrast to prices in the Roaring Fork Valley, which decreased over the six-year period. Between
2010 and 2015, the average multifamily home price in the Roaring Fork Valley decreased by 2.0
percent, while the median price decreased by 2.2 percent.
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Figure 12
Multifamily: Sales Volume
Multifamily
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Source: MLS; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153071-MLS-05-12-2016.xlsm]Multi Family

Figure 13
Multifamily: Median Price
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Source: MLS; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153071-MLS-05-12-2016.xlsm]Multi Family
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Since 2010, average multifamily home prices have increased by 63 percent (12.9 percent per
year), as shown in Figure 14. During the same period, median single family home prices
increased by 81 percent (15.9 percent per year). Similar to the market for single family homes,
this indicates a strong recovery in the multifamily housing market and an increase in demand
pressure since the trough of the market.
Figure 14
Multifamily Average and Median Home Sales Price, 2010-2015
Sales Price
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Source: Economic & Planning Systems
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Rental Residential
Rental residential housing trends were informed by data from the Colorado Multifamily Housing
Vacancy & Rental Survey,2 which is collected quarterly in select municipalities and counties
across the state. The survey included data for the following relevant areas:






Aspen
Eagle County
Glenwood Springs
Summit County
Colorado

Responses are collected by area from participating existing rental residential developments.
While this information does not provide a comprehensive inventory of rental product, it provides
a substantive sample set to inform vacancy and rent trends in these communities and in the
region overall.
Table 7 tabulates the responses, vacancy rates, and rental rates by each of the sample
communities between 2010 and 2015 relative to Colorado as a whole, using annual averages as
a representative snapshot. Figure 15 illustrates the number of responses received from each of
the communities from which the survey data is collected between 2010 and 2015.
Figure 16 shows the average rent trend from 2010 to 2015 in each of the areas for all rental
unit types. Over the six-year period, average rental rates range from $805 in Glenwood Springs
to $1,110 in Eagle County. In Aspen, Eagle County, and Summit County, average monthly rents
increased between $15 and $38 during the six-year period; this is an average increase range of
1.4 to 3.9 percent per year. Rent appreciation in this region as represented by these
communities is above the statewide trend of 1.0 percent per year. Average rent in Glenwood
Springs decreased by $15 per year (negative 1.8 percent per year).
Figure 17 shows the average rent per square foot trend from 2010 to 2015 in each of the areas
for all rental unit types. Average rent per square foot ranges from $0.93 in Glenwood Springs to
$1.45 in Eagle County. In Aspen, Eagle County, and Summit County, average rent per square
foot increased between 1.8 and 6.3 percent per year. Average rent per square foot in Glenwood
Springs decreased by 3.7 percent per year.
Figure 18 shows the median rent trend from 2010 to 2015 in each of the areas for all rental unit
types. Median rent ranges from $807 in Glenwood Springs to $1,116 in Eagle County. Median
rent increased in Eagle County by 2.5 percent per year and in Summit County by 2.8 percent per
year. Median rent decreased in Aspen by 1.2 percent per year and in Glenwood Springs 2.2
percent per year. As a comparison, median rent in Colorado remained relatively flat, increasing
at an annual average of 0.2 percent.

2 It is important to note that apartment data collected by the Colorado Multifamily Housing Vacancy & Rental
Survey can often be incomplete and may not accurately reflect the local market. In an informal survey of 16 rental
units in Glenwood Springs listed on Zillow, Trulia, and Craigslist, average rental rates were nearly $1,700 per unit
and $1.60 per square foot, which is significantly higher than the rents reported in the Colorado Multifamily Housing
Vacancy & Rental Survey.
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Table 7
Colorado Multi-Family Housing Vacancy & Rental Survey Data: 2010-2015(Q3)

Description

Responses
Aspen
Eagle County
Glenwood Springs
Summit County
Vacancy Rates
Aspen
Eagle County
Glenwood Springs
Summit County
Colorado
Average Rent
Aspen
Eagle County
Glenwood Springs
Summit County
Colorado
Avg. Rent per SF
Aspen
Eagle County
Glenwood Springs
Summit County
Median Rent
Aspen
Eagle County
Glenwood Springs
Summit County
Colorado

2010-2015
Avg. Ann. # Ann. %

2010

2011

2012

2013

2014

2015

656
2,340
380
694

673
2,328
473
689

322
1,565
430
486

556
1,596
454
486

347
1,229
411
425

348
1,428
396
365

484
1,748
424
524

-62 -11.9%
-182 -9.4%
3
0.8%
-66 -12.1%

4.1%
7.5%
4.4%
5.1%
5.9%

3.8%
6.2%
4.5%
2.9%
5.4%

1.1%
11.1%
6.3%
3.9%
5.3%

1.7%
6.7%
16.9%
3.1%
4.8%

0.3%
3.0%
4.7%
2.2%
5.1%

0.3%
2.7%
2.7%
0.3%
4.7%

1.9%
6.2%
6.6%
2.9%
5.2%

-0.8% -42.8%
-1.0% -18.4%
-0.3% -9.4%
-1.0% -45.2%
-0.2% -4.4%

$1,073
$1,108
$852
$913
$1,036

$1,060
$1,130
$840
$909
$875

$975
$992
$826
$979
$920

$1,106
$997
$781
$992
$943

$1,129
$1,174
$750
$1,014
$1,123

$1,149
$1,258
$779
$1,105
$1,087

$1,082
$1,110
$805
$985
$997

$1.42
$1.50
$1.00
$0.96

$1.42
$1.55
$1.13
$0.88

$1.28
$1.22
$1.00
$1.16

$1.45
$1.30
$0.83
$1.17

$1.53
$1.51
$0.79
$1.18

$1.57
$1.64
$0.83
$1.30

$1,124
$1,119
$867
$940
$984

$1,125
$1,136
$834
$953
$845

$927
$1,005
$847
$910
$903

$1,035
$1,007
$762
$935
$870

$1,035
$1,163
$754
$947
$1,078

$1,059
$1,265
$776
$1,081
$996

$15
$30
-$15
$38
$10

1.4%
2.6%
-1.8%
3.9%
1.0%

$1.44 $0.03
$1.45 $0.03
$0.93 -$0.03
$1.11 $0.07

2.0%
1.8%
-3.7%
6.3%

$1,051
$1,116
$807
$961
$946

-$13
$29
-$18
$28
$2

-1.2%
2.5%
-2.2%
2.8%
0.2%

Source: Colorado Multi-Family Housing Vacancy & Rental Survey; Economic & Planning Systems
H:\ 153079-CDOT Employee Housing Opt ions Consult ant \ Data\ [153079- Housing Vacancy-Rental Survey-03-10-2016.xlsm] DATA (2)
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Figure 15
Vacancy and Rent Survey Responses, 2010-2015(Q3)
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Source: Colorado Multi‐Family Housing Vacancy & Rental Survey; Economic & Planning Systems
H:\153079-CDOT Employee Housing Options Consultant\Data\[153079- Housing Vacancy-Rental Survey-03-10-2016.xlsm]DATA

Figure 16
Average Rent, 2010-2015(Q3)
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$1,600
Aspen

Eagle County

Glenwood Springs

Summit County

Colorado

$1,400
$1,200
$1,000
$800
$600
$400
$200
$0
2010, Q1 2010, Q3 2011, Q1 2011, Q3 2012, Q1 2012, Q3 2013, Q1 2013, Q3 2014, Q1 2014, Q3 2015, Q1 2015, Q3
Source: Colorado Multi‐Family Housing Vacancy & Rental Survey; Economic & Planning Systems
H:\153079-CDOT Employee Housing Options Consultant\Data\[153079- Housing Vacancy-Rental Survey-03-10-2016.xlsm]DATA
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Figure 17
Average Rent per Square Foot, 2010-2015(Q3)
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H:\153079-CDOT Employee Housing Options Consultant\Data\[153079- Housing Vacancy-Rental Survey-03-10-2016.xlsm]DATA

Figure 18
Median Rent, 2010-2015(Q3)
Median Rent
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Economic & Planning Systems, Inc.

25

Final Report

6th Street Corridor Master Plan Economic Assessment
September 15, 2016

Commercial
The market for commercial space in Glenwood Springs has been relatively stable over the past
10 years, as shown in Table 8. Over this period, there were no changes in the inventory for
office and industrial/flex space. There was, however, a modest amount of retail space added to
the market during the 10-year period. Between 2007 and 2016 there was nearly 83,000 square
feet of new retail space added to the Glenwood Springs market. The majority of this space is
comprised of new automobile dealerships that were constructed between 2012 and 2013
(Mountain Chevrolet, High Country Honda, and Berthod Motors). Prior to this, the most recent
significant retail development was the construction of the Glenwood Meadows. The Glenwood
Meadows development includes approximately 400,000 square feet of commercial space and is
anchored by a Target, Lowe’s Home Improvement, Natural Grocers, and Sports Authority.3
While commercial inventory in the area has remained relatively constant, vacancy rates have
generally increased. The exception is industrial/flex space, which has seen a decrease of 2.3
percent between 2007 and 2016. While the vacancy rates for office and retail space have
increased over the same period, they currently more closely aligned with industry standards and
represent a market for commercial space that has matured since 2007.
Rental rates for office space decreased over the 10-year period and are currently at $14.68 per
square foot, which is relatively low for office space compared to averages along the Colorado
Front Range. Coupled with an increase in vacancy rates this indicates a general lack of demand
for office space in the Glenwood Springs market. Rental rates for retail have steadily increased
during the 10-year period and are currently at $23.17 per square foot. While rental and vacancy
rates for retail space indicate a healthy retail market, they do not necessarily indicate a
tremendous amount of demand for new space.
Finally, rental rates for industrial/flex space have also increased during the 10-year period and
are currently nearly $11 per square foot, which is higher than average rates along the Front
Range. The higher rental rates per square foot for industrial/flex space in the Glenwood Springs
market is likely a reflection of a higher concentration of more compact industrial/flex space and a
smaller proportion of large warehouse spaces in the market. While there may be opportunity for
additional industrial/flex space in and/or around Glenwood Springs, the 6th Street corridor is not
an ideal location for additional future growth.

3 Sports Authority filed for Chapter 11 bankruptcy in March 2016 and closed its stores throughout the chain. It is unclear what will
happen with this space; however, the Meadows owner/developer hopes for a new major sports retail tenant.
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Table 8
Glenwood Springs Commercial Trends, 2007-2016

Year

Office

Inventory
Retail

Ind./Flex

Office

Vacancy
Retail

Ind./Flex

Average Rent (NNN)
Office
Retail Ind./Flex

2007
2008
2009
2010
2011
2012
2013
2014
2015
2016

370,865
370,865
370,865
370,865
370,865
370,865
370,865
370,865
370,865
370,865

1,312,913
1,312,913
1,328,240
1,328,240
1,328,240
1,336,726
1,364,637
1,364,637
1,364,637
1,395,404

181,845
181,845
181,845
181,845
181,845
181,845
181,845
181,845
181,845
181,845

0.0%
0.0%
0.8%
2.1%
3.2%
6.6%
9.5%
13.2%
14.1%
14.1%

1.1%
1.2%
1.0%
0.6%
1.1%
9.4%
11.7%
11.1%
6.6%
6.7%

5.8%
0.3%
2.8%
8.4%
0.4%
0.0%
3.0%
27.5%
7.6%
3.5%

$18.00
--$15.00
$15.00
$15.00
$14.33
$13.82
$13.35
$13.50
$14.14

$19.51
$27.67
$27.56
$22.65
$21.75
$21.76
$22.11
$22.19
$23.58
$22.97

$13.00
$13.00
$9.00
$9.00
$9.00
--$8.00
$10.88
$11.73
$15.00

Change
Average

0
82,491
370,865 1,343,659

0
181,845

14.1%
6.3%

5.6%
5.0%

-2.3%
5.9%

-$3.86
$14.68

$3.46
$23.17

$2.00
$10.96

Source: CoStar; Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\Data\[153071-CoStar Trends.xlsx]Sheet5
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3.

LAND USE CONSIDERATIONS

The following section uses a variety of geospatial metrics to evaluate the overall economic health
of the parcels within the 6th Street corridor area and to identify sites where redevelopment is
likely to occur (citywide maps are included in the Appendix of this report). The analysis includes
a series of layers of GIS mapping to show the parcels that are underbuilt relative to factors such
as land value, improvement value, floor area ratio, etc. The collective set of layers helps to show
the relative ease or complexity that a developer and/or public agency might face as they pursue
redevelopment. For example, sites with high land value and low improvement value lend
themselves to redevelopment, given that investors will recognize opportunities with moderate to
lower acquisition costs (given smaller and/or dated buildings) on sites with higher land values
(given strong locations, visibility, etc.). The metrics for this analysis include:



Parcel Size – This metric identifies the square footage of parcels relative the rest of the 6th
Street corridor and relative to the city. Parcel size alone does not provide significant insight
as to the development performance of the parcel; however, when combined with other
metrics, parcel size may indicate challenges with land use, connectivity, and configuration
that affect development readiness. Generally, larger parcels represent better opportunities
for development or redevelopment because they have greater flexibility in terms of the
amount and types of uses that they can accommodate.



Age of Structure – The age of structure metric categorizes parcels by the year the buildings
were built. Depending on the development type, the age of the structure indicates the stage
within the life-cycle of development; residential and hospitality buildings can last over 50
years, depending on the quality of the construction. Retail buildings typically require a retrofit
or complete redevelopment after approximately 30 years of use.



Floor Area Ratio (FAR) – A FAR analysis identifies the density of buildings on each parcel
relative to the rest of the corridor and the city. Parcels with buildings that have incongruently
small FARs relative to the surrounding parcels are apt for redevelopment consideration.



Land Value per Land Area – Land value to land area is expressed as dollars of actual value
of the land per square foot of the parcel. Land value is based on an assessment made by the
Garfield County Assessor that estimates land and improved value by evaluating a variety of
parcel attributes. The physical attributes of land include quality of location; visibility; traffic
volume on adjacent streets; proximity to revenue generators, such as hotels; etc. The larger
economic forces include income levels of residents and guests, growth and new construction
in the area, and availability of land relative to demand.
Land value is especially helpful for evaluating vacant parcels because land acquisition costs
would be low for development; however, if improvements have already been made on the
parcel (buildings and structures), a low land value may represent an inopportune parcel for
redevelopment because the building value may already exceed the land value (see Land
Value to Building Value Ratio). Since the 6th Street corridor is comprised primarily of
developed parcels, land value is more helpful as a supplement to understanding the overall
quality of the parcel.
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Total Value per Land Area – Total valuation (actual land and actual improved value) per
building area is expressed as dollars of actual land and actual building value per square foot
of land. A high total value per land area represents a well-utilized parcel; a low value per
land area represents an underutilized parcel. As such, parcels with low value per land area
are easier to redevelop.



Total Value per Building Area – Total valuation (actual land and actual improved value)
per building area is expressed as dollars of actual land value and actual building value per
square foot of the building square footage. A high total value per building area represents a
well-utilized parcel; a low value per building area represents an underutilized parcel. As such,
parcels with low value per building area are easier to redevelop.



Land Value to Building Value Ratio – Land value to building value (value of the
improvements) ratio provides a basis for evaluating the relative utilization of land per parcel
for the purposes of identifying parcels for redevelopment. Generally, land with a ratio below
1.0 (value of the improvements is greater than the value of the land itself) is considered
adequately utilized and land with a ratio above 1.0 (value of the building is less than the
value of the land itself) is considered underutilized. Percent of area that is built, the age of
the building, and use type are all factors that influence the improved value relative to the
land value. The magnitude of the land value to building value ratio indicates the degree of
underutilization and corresponding aptness for redevelopment.

In this analysis, publicly-owned parcels (by the City, State, CDOT, Bureau of Land Management,
etc.) and otherwise tax-exempt parcels (owned by a church, school, etc.) were excluded due to
the fact that they are unlikely to be redeveloped and/or considered for assessment under a new
district.
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Parcel Size
Parcel sizes in the 6th Street corridor correspond to the mix of commercial uses in the area, as
shown in Figure 19. The mid-sized parcels (0.50 to 2.0 acres) west of Laurel Street are occupied
by lodging and automotive businesses, as well as the Glenwood Caverns Adventure Park. The
small parcels (<0.50 acres) north of 6th Street are occupied by a mix of retail uses (dining,
convenience, and shoppers’ goods). The remaining small parcels in this area are residential.
On a citywide scale, Glenwood Springs is comprised primarily of parcels above 0.50 acres, as
shown in the Appendix. The Downtown area between Grand and Cooper Avenues and 7th and
11th Streets, is comprised of smaller parcels primarily under 0.25 acres. Surrounding Downtown
are residential and local retail neighborhoods characterized by a concentration of single family
residential, as well as commercial businesses along Grand Avenue.
Figure 19
Parcel Size – 6th Street Corridor
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Age of Structure
Age of structure is grouped by the year the structure(s) on the parcels were built from structures
built prior to 1950, 1950 to 1970, 1970 to 1990, and 1990 to 2015, as shown in Figure 20.
Several of the structures in the 6th Street corridor, including the Hot Springs Pool, were built
prior to 1950; due to their age, these sites may warrant historic preservation efforts and/or
restoration and rehabilitation. The Ramada Glenwood Springs, Village Inn, and Best Western
Antlers buildings are over 25 years old, and may be opportune sites for redevelopment. Newer
buildings on the west side of the area include Centre of the Rockies, Glenwood Caverns
Adventure Park, and Hotel Glenwood Springs; these parcels will likely not be redeveloped
because of these recent investments.
Buildings in Downtown and the surrounding residential neighborhoods were largely built prior to
1950, as shown in the Appendix. Much of the newer development occurring in the last 20 years
has occurred in the area south of Midland Avenue and in the area east of Cardiff.
Figure 20
Age of Structure – 6th Street Corridor
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Floor Area Ratio (FAR)
Floor area ratio (FAR) is expressed in three groups, from least to most dense: under 0.25, 0.25
to 0.75, and greater than 0.75. The parcels containing Ramada Glenwood Springs and Hot
Springs Lodge are examples of high-density sites relative to the rest of the city (surface parking
for both sites are located on other adjacent parcels). Both of these buildings reach four stories,
as shown in Figure 21.
Citywide, 55 percent of parcels are under 0.25 FAR. The city’s relative low density is due
primarily to the preservation of open space and secondarily to the abundance of surface parking
in commercial areas, as shown in the Appendix.
Figure 21
Floor Area Ratio (FAR) – 6th Street Corridor
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Land Value per Land Area
Land value per land area (square foot) is classified into four groups, from low to high: under $15
per square foot, $15 to $20 per square foot, $20 to $30 per square foot, and greater than $30
per square foot. The average land value per square foot in the 6th Street corridor is $20 per
square foot and a median of $16 per square foot. Many of the parcels in the area are depicted in
dark red, corresponding to a valuation of $30 per square foot and greater, as shown in Figure 22.
In context, the citywide average is $26 per square foot and the citywide median is $8 per square
foot, as shown in the Appendix.
Figure 22
Land Value per Land Square Foot – 6th Street Corridor
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Total Value per Land Area
Total value per land area (square foot) is classified into four groups, from low to high: under $25
per square foot, $25 to $50 per square foot, $50 to $100 per square foot, and over $100 per
square foot. The average total value per square foot in the 6th Street corridor is $302 per square
foot and median of $189 per square foot, as shown in Figure 23. In context, the citywide average
is $61 per square foot and the citywide median is $34 per square foot, as shown in the Appendix.
Figure 23
Total Value per Land Area – 6th Street Corridor
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Total Value per Building Area
Total value per building area is defined by four groups, from low total value per square foot to
high total value per square foot: under $150 per square foot, $150 to $200 per square foot,
$250 to $500 per square foot, and over $500 per square foot. The Hot Springs Pool, Glenwood
Caverns Adventure Park, and Best Western Antlers parcels are valued at over $500 per square
foot, as shown in Figure 24. The majority of high-value parcels are located in the northern part
of the city from the 6th Street corridor to the west, as shown in the Appendix. Low-value parcels
in this area are likely opportune for redevelopment because of their proximity to high-value sites.
Figure 24
Total Value per Building Area – 6th Street Corridor
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Land Value to Building Value Ratio
Land value to building value ratio is expressed in four ranges: less than 1.0, 1.0 to 2.0, 2.0 to
3.0, and greater than 3.0. The average land value to building value ratio for the city as a whole
is 0.81 and the median is 0.20. Sixty-four percent of the parcels in the 6th Street corridor are
adequately utilized (ratio below 1.0), as shown in Figure 25. The parcels in dark green are the
least well-utilized sites in the area, given their land is worth more than what is built on site.
Ninety percent of parcels in the city have a land value to building value ratio below 1.0, which
indicates that the majority of the city’s parcels are adequately utilized, as shown in the Appendix.
Figure 25
Land Value to Building Value Ratio – 6th Street Corridor
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Identification of Opportunities for Investment
The soft parcel analysis identified a number of key opportunity sites throughout the city and
particularly within the 6th Street corridor. Given the parameters of the government-owned land
and roads, private ownership, and open space protections, the City’s purview over potential
redevelopment opportunities is best positioned to target major sites with highest and best use
in mind.
The analysis of the parcels indicates which are best positioned to move forward with
redevelopment. Key considerations include:



Site Size – The mapping shows that the sites on the 6th Street corridor represent some of
the larger parcels in the community. The mapping results capture some of the sites on the
periphery that reflect large areas, but have very steep slopes. In terms of readily developable
parcels, this corridor represents some of the best opportunities in the city.



Land Value – The sites with the greatest land value per square foot of land area reflects the
area with the highest potential for development and subsequent revenue generation. These
parcels have the best exposure and ability to tap into high traffic volume. To date, the
highest land values per square foot have been concentrated on parcels between Laurel and
Pine; however, that could change with the redirection of traffic over the new bridge. This two
block stretch is likely to retain this premium if the new plan provides for additional pedestrian
traffic, to compensate for reduced automobile traffic. Because it has some of the highest land
values in the corridor, it has some of the highest potentials for redevelopment and
redevelopment should be anticipated for the near term.



Floor Area Ratio (FAR) – The sites with low FAR are those with the least amount of
improvements, relative to the site area, and are thus likely to be good candidates for
redevelopment. As shown in the map of the 6th Street corridor, many of the sites fall into
this category.



Ratio of Land Value to Building Value – The ratio measures the relative value of land to
improvements. Sites with high land value and low building value will show a metric that is
less than one. Ideally, the corridor would have a number of occurrences where the land and
buildings are both high. The goal is to bring investment up, such that both values along the
corridor rise. At this time, the sites with the greatest discrepancies are those between Laurel
and Pine. In many other cities with similarly ranked sites, the lack of development reflects an
underutilization of land. To move the sites forward, it may be appropriate to include a layer
of public finance to close gaps on land that may be otherwise too highly valued to result in
viable redevelopment plans. A partnership between the City and the owners of these parcels
may be the best approach to ensure that market momentum can be leveraged and
redevelopment occurs within the near term.
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INTRODUCTION TO FINANCING AND MANAGEMENT DISTRICTS

This section provides a summary of the role and basic motivation behind the creation of a district,
the benefits of a district to 6th Street property owners, and a summary of the district options.

Role of a Financing District
The financing districts outlined in this section provide a summary of the mechanisms that local
governments can employ to provide services and to make public improvements. The following
information is intended as general guidance on the options available to the City of Glenwood
Springs and is not a complete review of the state and local statutes. Among the many options in
the field of Districts and Authorities, four options have been selected as the most relevant to the
opportunities in Glenwood Springs. These include:





General Improvement Districts
Business Improvement District
Special Improvement District
Downtown Development Authority

The intent is to begin the conversation about financing districts and to explore ways to use “off
the shelf” districts already recognized in Colorado with more innovative concepts, that have
emerged recently elsewhere.
The features of the various districts and authorities are provided in Table 9 on page 43.
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General Improvement Districts
What is a General Improvement District? A general improvement district is a quasi-municipal

subdivision of the state that is separate from the municipality, even though the same city council
which governs the municipality sits as the board of directors of the general improvement district
and governs the general improvement district. As a separate entity, a general improvement
district is not liable for the municipality’s debts, nor is the municipality liable for the debts of the
general improvement district. It has the authority to build improvements, provide services,
charge fees, and impose taxes.
Glenwood Springs has an existing GID, which has a limited funding source with a corresponding
low impact in terms of revenue generation. Originally, it was intended to construct parking
structures in the downtown area, but was not established with a sufficient mill levy. In the past
five years, proceeds have averaged $40,000 annually. Funds have been used for minor
downtown improvements.
How are local improvement districts created? A general improvement district may be created

in one of two ways:
1)

Initiation by petition of at least a majority of the owners of property in the district followed
by publication, notice and public hearings. The district is created by ordinance of the city
council.

2)

Initiation by not less than 30 percent or 200 of the electors of the proposed district,
whichever is less. After publication, notice, and public hearings, an election is held and if
the election is successful, the district is established upon recording of the ordinance. The
electorate of the general improvement district is composed of city electors residing within
the general improvement district.

How does a GID raise funds? A general improvement district has the power to levy and collect

ad valorem taxes on real and personal property within its boundaries in order to support the
public improvements it was formed to provide. It may also collect fees and assess charges from
users of these improvements. Based on the anticipated revenue source, it may issue general
obligation, revenue or special assessment bonds. To the extent required by TABOR, such bonds
cannot be issued unless first approved at an election held for that purpose. An election is not
required for revenue bonds if the revenue bonds are based in an enterprise fund.
What improvements and services are authorized? General improvements that may be
constructed, installed, reconstructed, renewed, or replaced by means of a general improvement
district include, improvements to: water, wastewater, flood control, and storm drain utility
systems; streets, roadways, and alleys; medians, curbs, gutters, and sidewalks; street lights;
landscaping; bicycle ways; and parking. Additionally, general improvement districts can also run
programs and provide services.
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Business Improvement Districts
What is a Business Improvement District? A Business Improvement District (BID) is a
separate political subdivision with the capacity to construct and maintain facilities as well as
assume marketing and promotion activities. BID’s offer a range of applications as they have both
the assessment authority of Special Improvement Districts (SID) and Local Improvement
Districts (LID) as well as the ad valorem taxing power and rates and charges imposition authority
of General Improvement Districts (GID). A BID can also be used to complement Urban Renewal
Authorities (URA) and Downtown Development Authorities (DDA).
How are BID’s created? The initial step in forming a business improvement district is to submit
a petition signed by owners of more than 50 percent of the taxable property. The petition must,
at a minimum, identify the boundaries, improvements, and services proposed for the district.
The municipality will hold a hearing on the petition and then may approve it by ordinance. A vote
of property owners is not required. It is important to note that only commercial properties may
be included in a BID. Commercial property is defined as any property not classified as residential
or agricultural.
How does a BID raise funds? BIDs may levy and collect property taxes against commercial
property in the district. They may also assess costs against properties, based on a reasonable
distribution of costs (e.g., per lineal foot). Concerning debt, they may issue bonds and service
debt from these on-going proceeds, including general obligation bonds, revenue bonds, and
special assessment bonds. TABOR generally dictates that bonds cannot be issued unless first
approved at an election for that purpose. This would not be required for revenue or assessment
bonds if the entity conforms to the TABOR definition of an enterprise.
What improvements and services are authorized? BIDs may authorize the construction and
servicing of a range of public improvements. Examples include streets, sidewalks, pedestrian
malls, drainage facilities, decorative structures and art, off-street parking facilities, public
meeting facilities. BIDs may also provide a range of economic development and promotion
activities. These services may include consulting, marketing, special events, business recruiting,
security, and design review.
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Special Improvement Districts
What is a Special Improvement District? A special improvement district, also referred to as
an assessment district, is a tool that may be used to finance the construction of public
infrastructure that confers a special benefit to a property. It is considered part of the municipal
government, and not a separate governmental entity, like a general improvement district. It
enhances the municipality’s ability to provide public improvements by assessing all or part of the
cost of the improvements against the properties that specially benefit from them.
How are special improvement districts created? A petition is formed with at least 50 percent
of owners within the proposed district requesting a city council to create a special improvement
district for the construction, installation, reconstruction, renewal, and replacement of special
improvements that confer special benefit upon land. The process for creating a special district
may be initiated by either the municipality or the property owners. If more than 50 percent of
the property owners protest the creation of the special district, then the municipality can only
assess 50 percent of the cost of the public improvements back to the property owners that benefit.
How does a special improvement district raise funds?

1) Charges. The municipality usually pays for and builds the improvements and then creates
assessments to charge back the cost of the improvements back to the property owners,
either as a lump sum or over time.
2) Assessments v. Taxes. Since special improvement districts are not separate entities, and are
simply a way of making special assessments, the courts have held that the payments are not
taxes. Historically, elections under TABOR have not played a role, because taxation is not a
part of the equation.
3) Bonds. Bond terms are typically short, falling into the 10 to 15 year range. In some cases,
Municipalities front the costs with portions of their Capital Improvements Plan (CIP) then use
the payments on assessments to reimburse the CIP fund.
What improvements and services are authorized? Public improvements that may be
constructed, installed, reconstructed, renewed, or replaced by means of a special improvement
district include improvements to: water, wastewater, flood control, and storm drain utility
systems; streets, roadways, and alleys; medians, curbs, gutters, and sidewalks; street lights;
landscaping; bicycle ways; and parking.
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Downtown Development Authority
What is a Downtown Development Authority? Downtown development authorities (DDA)
are generally established in order to halt or prevent the deterioration of property values or
structures within a municipality’s central business district or to prevent the growth of blighted
areas within business districts. A DDA is defined to include the principal business, commercial,
service, financial, and governmental center of a municipality. As a result, the area must be zoned
for such purposes. The authority also has the power to develop or redevelop specific areas within
a DDA’s boundaries.
Glenwood Springs created a DDA in 2000, and it has been actively improving the downtown
community since its inception. The boundaries generally run from 11th Street on the south, to 5th
Street on the north, and Midland Avenue on the west. Between 2014 and 2015, the DDA
generated an average of approximately $80,000 in TIF property taxes and $305,000 in TIF sales
tax. The supplemental source, the 5 mill overlay, was considered but not adopted and was
defeated in a 2004 election. However, it has merits and under this analysis has been included as
one of several the City should consider in the future.
How are DDAs created? The establishment of a DDA is initiated by an ordinance of the
governing body of the municipality. The ordinance provides the question for establishing the
authority, which must then be submitted to a vote of the qualified electors at the next regular
election or special e1ection. The board of the authority consists of more than five but less than
eleven members who are all appointed by the governing body of the municipality. The majority
of the members either reside or own property within the district. It is also required that at least
one member is a member of the governing body of the municipality.
How does a DDA raise funds? A DDA is funded primarily through Tax Increment Financing
(TIF) funds generated by the anticipated increase in sales and property taxes in the district. Tax
increment financing (TIF) provides a method whereby certain types of public improvements
intended to promote urban redevelopment may be financed through the issuance of tax exempt
revenue bonds. It involves the creation of a special fund comprised of increases in ad valorem
property taxes or municipal sales taxes, or both such taxes, generated within the tax increment
financing area. The increases in such taxes presumably occur as a result of the expenditure of
bond proceeds. The increases in tax proceeds are then pledged to pay debt service on the bonds.
In addition to revenue attributed to the tax increment, a general property tax may be levied on
all real and personal property in the downtown development district not exceeding five mills for
the budgeted operations of the authority. In addition, the plan of development may provide for
the use of property and sales tax increment financing. However, the issuance of bonds must be
authorized by the local municipality, which can then be serviced by the revenues generated by
the facility or project or through the use of tax increment revenues.
What improvements and services are authorized? The authority has the power to acquire
property, construct and equip improvements, lease and sell property, and establish fees, rates,
and charges for the use of property. Public facilities that may be part of the plan of development
include but are not limited to: streets, parks, plazas, parking facilities, playgrounds, pedestrian
malls, rights-of-way, structures, waterways, bridges, lakes, ponds, canals, utility lines or pipes
and buildings.
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Table 9
Summary of Districts and Authorities

Description

General Improvement
District
(GID)

Business Improvement
District
(BID)

Special Improvement
District
(SID)

Downtown Development
Authority
(DDA)

Purpose

Districts are created to
construct, install, acquire,
operate, and maintain
public improvements.
Provides a tool that is
fiscally independent of the
City yet maintains City
oversight.

BIDs may construct and
maintain a broad range of
public improvements and/or
fund marketing and
economic development
services. Often formed to
provide services that URAs
and DDAs are not
authorized to perform, such
as promotion and
marketing.

Purpose is to assess costs
of public improvement to
those who benefit. SIDs are
formed to address
geographic-specific public
improvement deficiencies.
Debt retirement is typically
shorter than most other
mechanisms (10 to 15
years).

Is established to halt or
prevent deterioration of
property values or blight.
Can acquire and leave
property, construct and
equip improvements, and
establish fees and charges
for the use of the property.

Revenue
Sources

Ad valorem taxes; rates,
tolls, and charges for
services.

Ad Valorem taxes; property
assessments.

Assessments determined
by calculations such as perlineal-foot or per-acre. Ad
valorem property taxes not
allowed.

Ad valorem property taxes
not to exceed five mills,
property and sales tax
increment financing.

Formation

Petition signed by not less
than 30% or 200 registered
electors who own real or
personal property within the
district, whichever is less
filed with City. Bond election
by property owners
required.

Petition signed by owners of
more than 50% of district AV
and acreage within the
district. City holds hearing
on petition and approves by
ordinance. Bond election by
property owners required.

Petition filed by property
owners accounting for a
minimum of 50% of costs.
City reviews petition and
adopts ordinance and sets
up an election. Bond
election by property owners
required.

Initiated by ordinance of the
local governing body. Must
be submitted to a vote of the
qualifited electors at a
regular election or special
election.

Governance

Mayor and council constitute City can be ex-officio Board,
the ex-officio Board.
or can appoint minimum of
five electors as board, or
can establish process for
board to be elected.

Assessment districts have
the least independence of
all financing mechanisms
available. There is no board
of directors and the
municipal governing body
makes all decisions.

The board must have more
than five members and less
than eleven. The majority of
members must reside or
own property within the
district and at least one
member must be a
member of the governing
municipal body.

Financing
Options

Tax or assessment for GO GO Bonds, Revenue Bonds, Special Assessment bonds Mill levy or tax increment
financing.
Bonds and Revenue bonds. Special Assessment
may be issued by the City
Bonds.
on behalf of the SID. In
many cases, the City will
fund improvements from
CIP and use assessments
to reimburse City.

Other

---

May only include
commercial property.
Residential and tax exempt
uses are not included.

Assessment payments are
not deductible from
individual income taxes,
reducing appeal to
participants.

The authority does not have
the power to issue bonds.
The issuance of bonds
must be authorized by the
local municipality.

So urce: DOLA , Eco no mic & P lanning Systems
H:\ 153071-Glenwood Springs Sixt h Avenue Corridor St udy\ Report s\ [ 153071-FinanceProsCons-05-12-2016.xls] Mat rix
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5.

FINANCING DISTRICT CASE STUDIES

This section provides a description of three districts that have been successful in Colorado. These
case studies are intended to provide examples of various financing mechanisms that have been
used to finance public infrastructure and other improvements. While the cities that have
implemented these districts are of a different scale than the City of Glenwood Springs and have
varying levels of revenue generating capacity, the district strategies and structures are
applicable. The following districts are summarized in the following section of this report:




River North General Improvement District and Business Improvement District – Denver, CO
North College Corridor Improvement District – Fort Collins, CO
Transit Village Financing District – Boulder, CO

Durango Business Improvement District
The Durango Business Improvement District was formed in 1997 with the original goal of
studying the feasibility of a possible Downtown Conference Center. Since then, it has been used
for a much broader purpose that has provided capital budget for equipment that helps support
businesses in the District. Additional uses of the BID funding includes special event marketing,
research on topics of concern to the District (facilities, special events, and best practices), and
planning and development of new facilities.
The BID is funded by a 2 mill levy on the assessed value of commercial properties located in downtown
Durango and along North Main Avenue. The established mill levy will be in place until 2025.
Durango BID
Who pays?

Commercial

Revenue source

2 mills of assessed value

What is funded?









Governance
Structure

Seven (7) board members

Beautification and Cleaning
Business Development
Capital Improvements
Communications
Events
Marketing
Visitor Information and Assistance

Durango BID Funded Welcome Center and Events
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River North Improvement Districts
The River North (RiNo) Art District is a neighborhood located around the South Platte River north
of Park Avenue and southeast of Interstate 25 and Interstate 70 in Denver Colorado. The RiNo
area has traditionally been characterized by industry and warehouses. Recently, a growing
number of eclectic startups, restaurants, and creative businesses have located in the corridor. In
addition to commercial development, there has been a significant amount of investment from the
residential sector that has resulted in a number of large multifamily apartment units being
developed in the area.
In November of 2015, landowners in RiNo approved a 450-acre Business Improvement District
(BID) and a 300-acre General Improvement District (GID), shown in Figure 26. The specific
attributes associated with the two districts are summarized below:
RiNo BID

RiNo GID

Who pays?

Commercial

Commercial and Residential

Revenue source

4 mills of assessed value

4 mills of assessed value and an assessment
of $200/linear footage for properties along
Brighton.

What is funded?

“Soft” Infrastructure:

“Hard” Infrastructure & Maintenance:










RiNo Advocacy
RiNo Branding, Marketing Activation
RiNo Placemaking
Business Support for RiNo Creatives &
Entrepreneurs
RiNo Operations & Admin.






Governance
Structure

Seven (7) board members with at least two
(2) property owners from the east side of
the RiNo BID and at least two (2) property
owners from the west side of the RiNo BID.

Pedestrian and landmark lights on
Brighton Blvd.
Trees and irrigation on Brighton Blvd.
Lighting study for entire RiNo GID area
Riverfront accessibility and
improvements
Access roads

The board is the City Council, however there
will be an advisory board made up of
property owners that the City Council may
delegate to.

Brighton Boulevard
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Figure 26
RiNo BID and GID Boundaries

Based on the valuation established by the Denver Assessor in the two districts, properties
located in the BID will pay $4 on every $1,000 of assessed value, while properties located in the
BID and GID will pay $8 on every $1,000 of assessed value ($4 towards the BID and $4 towards
the GID). In addition, properties with frontage along the Brighton Boulevard corridor will pay
$200 per linear foot in a one-time fee.
In Denver, this is the first time that a BID with an overlapping GID were established at the same
time. Embedding one district into another allowed the two districts to better address the needs of
different stakeholders in the area, which was important due to the varying interests and needs of
the businesses along the Larimer-to-Blake stretch of RiNo and those along the Brighton
Boulevard corridor. Moreover, within the GID, a special assessment was established for those
properties directly fronting Brighton Boulevard. The special assessment can be done without
creating any additional governance layers, given the authorities of a GID. The complexities of the
RiNo districts reflect a commitment by the area to calibrate the burdens and benefits such that
different areas and corridors pay more based on the degree of benefit provided. It should also be
noted that the City of Denver is funding extensive capital improvements in the area and the
districts supplement those efforts.
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Boulder Junction Improvement District
In September of 2007, the City of Boulder adopted the Transit Village Area Plan (TVAP) for a
160-acre redevelopment area near the intersection of 30th Street and Pearl Parkway. The newly
entitled Boulder Junction will be served by RTD’s future bus rapid transit (BRT) line, as well as
the planned FasTracks Northwest commuter rail line. Future development in the area is projected
to occur over the next 30 years and will be mixed use and transit oriented, creating a vibrant
and pedestrian-friendly urban environment. Phase I of the Transit Village is expected to
redevelop over the next 15 years, while Phase II is expected to occur over the following 15
years, shown in Figure 27 on the following page.
The City has established parking maximums in the TVAP zone districts based on a 55 percent
alternative mode share requirement, which include walking, bicycling, van/carpooling, and transit.
Property owners of new development can meet these requirements by either subscribing to
public provided Traffic Demand Management (TDM) services and off-site parking infrastructure,
or by developing a transportation plan for their individual property that documents a 55 percent
alternative mode split.
The public provided TDM services and parking infrastructure are supplied by two overlapping
General Improvement Districts (GIDs). The first GID is the Boulder Junction Access General
Improvement District - TDM (BJAGID - TDM) which is assigned to address Transportation
Demand Management (TDM) services. Rather than supplying parking, this district is focused on
the reduction of parking demand by providing services such as transit passes similar to RTD ECO
passes, as well as subsidies for bike and car share programs.
The second GID is the Boulder Junction Access General Improvement District - Parking (BJAGID Parking), which is assigned to address parking demand. The primary duties of this district include
funding for the acquisition and construction of off-site shared parking lots, both surface and
structured, and the management and operation of these lots. Developers within the second GID
can fulfill parking requirements through their participation in the district. In other words, they do
not need to construct parking spaces as part of commercial construction. Residential construction
is capped with a maximum of one space per unit.
Both districts are funded through a mill levy that is based on a property’s assessed value, which
are described in greater detail below.
It is important to note that in order to encourage property owners to join the two districts the
city agreed to re-zone the area. This allowed for more uses at a greater density. It also
incorporated management services into the districts, enabling property owners to share parking
structures in a way that creates efficiency and reduces overall capital outlay. Property owners
were motivated to join the districts, as the benefits enables them to increase development
potential, increase corresponding revenue, decrease construction costs, and contribute to
collaborative land use solutions.
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BJAGID - TDM

BJAGID – Parking

Who pays?

Commercial and Residential

Commercial and Residential

Revenue source

Maximum of 20 mills (the mill levy is
currently set at 5 mills)

Maximum of 30 mills (the mill levy is
currently set at 10 mills)

What is funded?













Governance
Structure

Five (5) board members with at least three
(3) property owners from within the district
and at least two (2) members that are city
electors.

Transit Access Pass
Care Share
Bike Share
Staff Costs
Outreach and Contingency

Shared Parking Structures
Land Acquisition Reserve Fund
Shared Parking Operations
Staff Costs
Contingency

Five (5) board members with at least three
(3) property owners from within the district
and at least two (2) members that are city
electors.

Figure 27
Boulder Junction Area
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6.

DISTRICT FINANCING STRATEGIES AND REVENUE ESTIMATES

There are a number of strategies that the City of Glenwood Springs can pursue to generate a
revenue source to finance public improvements along the 6th Street corridor. The types of
districts and authorities that are more closely evaluated in this section allow the City to
accomplish a number of objectives in the corridor that include the following:



Increase Corridor Quality and Experience – Investments in public infrastructure and
maintenance along the 6th Street corridor will not only allow the corridor to continue to be a
significant attraction for locals and tourists but will also add to the overall quality and feel of
the city as a whole. Directing public funds towards improvement along the corridor will allow
the City to invest in improved infrastructure such as streets and sidewalks as well as ongoing
benefits such as landscape maintenance and area-wide cleanliness.



Attract Capital – Public investment in the corridor will also help to create additional interest
and investment in the corridor from the private sector. There is a simple correlation that
communities that invest in their infrastructure systems increase the interest from developers
willing to invest in the properties benefiting from the city’s catalytic action. When civic
investment is combined with rising market pressure, the combination results in effective
attraction of private capital.



Increase Vitality – Additional interest from outside developers and businesses in the
corridor will not only help to increase the overall quality of the corridor but will also help to
increase the level of development, density, and vitality along the corridor. Ensuring that any
future development is maximized in terms of density and quality is especially important in a
city that has a relatively constrained supply of developable land such as Glenwood Springs.



Improved Visitor Experience – Improving the quality of the corridor directly translates to
the visitor experience in the corridor and in the city as a whole. Visitors who are more willing
to visit the corridor and spend a longer period of time in the corridor are more likely to spend
additional dollars, which translates to additional tax revenue for the City.

The City can help the corridor realize these benefits by helping create the proposed improvements.
Financing can be provided through a number of sources that include leveraging the City’s general
fund commitments, such as sales tax and accommodation tax revenue; additional sources that
include a variety of the public financing mechanisms outlined in previous sections of this report.
As the community considers its options, there are two major categories for consideration:
Revenue Mechanisms and Governance. In terms of Governance, EPS recommends that City
evaluate the following options:




Establish a new Business Improvement District (BID)
Establish a new General Improvement District (GID)
Elevate the role of the existing Downtown Development Authority (DDA)
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In terms of Revenue Mechanisms, EPS recommends the following options be considered:





Mill Levy
Assessment by Front Footage
Assessment by Land Area
Assessment by Building Area

The revenue estimates are based on the study area defined for the project (Figure 28).
Figure 28
6th Street Corridor District/DDA Parcels
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Motivation to Form a District
Any district formation will be faced with the challenge of motivating property owners to vote for
the additional taxation (or assessment) layer. The City can help create value on the corridor, as
noted at the start of this report, by increasing revenue generation potential (specifically a site’s
Net Operating Income derived from the uses on site).
Based on the case studies, there are two key motivating factors. In the case of Boulder Transit
Village, property owners received additional development rights with the potential for higher
revenues. They were also able to eliminate parking construction costs from their proposed
development, thus increasing the delta between costs and revenues. The district boundaries
were ultimately formed around the property owners seeking to join. In the case of RiNo, the
district will be able to amplify City of Denver capital investments, tailoring them to the character
of the district. The partnership reflects commitments from both the City and the local property
owners to make the projects and programs work in such a way that the area increases its market
share and rate of absorption in both commercial and residential sectors.
In terms of Glenwood Springs, it is recommended to offer economic incentives. The zoning
standards for height could be modified to reach as high as 60 feet, for those property owners
interested in joining the district (for sites west of Laurel Street). Also, impact fees should be
deferred, with developers paying into the fund over an extended (i.e., 20-year) time frame.
Parking requirements could be suspended, or partially suspended, if the district can be tested
and proven to have sufficient resources to construct centralized parking facilities.
The initiation of both a BID and GID require a petition signed by a varying number of property
owners within the proposed district. A GID requires that the petition be signed by not less than
30 percent or 200 (whichever is less) of the registered electors who own real or personal
property within the proposed district. The formation of a BID is initiated by petition filed with the
municipality signed by the owners of real and personal property within the service area of the
proposed district having a valuation of assessment of not less than 50 percent of the valuation of
assessment of all real and personal property in the service area. The petitioners must also own
at least 50 percent of the total acreage in the proposed district.
Due to the potential increases in property taxes that are associated with both a GID and BID, it
will likely be difficult to achieve a sufficient number of petition signatures that are required to
form both types of districts. As a result, EPS recommends that the City evaluate the feasibility of
providing a variety of incentives to property owners that will encourage them to join a district.
Potential incentives include, but are not limited to, height variances that may vary depending on
the location within the 6th Street corridor and impact fee waivers.
Based on the current political climate in the city, extending the existing DDA may be a more
feasible option than establishing a new BID or GID. However, it will likely be difficult to pass any
additional ad valorem property taxes even if the boundaries of the DDA are extended and as a
result DDA revenues would be strictly tied to the increment generated by the properties included
in the district boundaries.

Economic & Planning Systems, Inc.

51

Final Report

6th Street Corridor Master Plan Economic Assessment
September 15, 2016

Governance
A GID is a separate political subdivision of the state that has a board of directors, which are
typically the municipal governing elected officials serving ex-officio. GIDs are typically closely
linked to the local City Council, except in communities, such as Denver, where the scale and
number of individual GIDs warrants delegation by the City Council to boards that they appoint.
In most other cities throughout the state, City Council members assume the responsibilities of
the GID board of directors.
A BID is a separate political subdivision created within a municipality upon petition of owners of
real or personal property in the service area. A BID has more autonomy, as it is distinct from a
municipality. Common BID responsibilities include activities as managing development activities,
promotion or marketing activities, and business recruitment/expansion.
The governing body of a DDA is appointed by the local municipality. The board of the authority
consists of not less than five nor more than 11 members. A majority of the members shall either
reside or own property within the district. Each member, aside from the member who is also a
member of the governing body of the city, must either be a resident, landowner, or a business
lessee within the district.

Revenue Sources
The primary purpose of a GID and a BID is to generate revenues for the construction,
installation, acquisition, and operation and maintenance of certain public improvements or
services. These types of districts operate by assessing the costs of public improvements to those
who are benefited by specific improvements. Potential benefits include, but are not limited to,
any increase in property value, alleviations of health and sanitation hazards, and adaptability of
the property to a superior or more profitable use.
Generally, a GID has the power to levy ad valorem property taxes, and to fix rates, tolls and
charges to pay for services. A BID has the same taxing power as a GID as well as the
assessment authority that is typically associated with a special improvement district (SID).
Potential assessments in a BID are typically tied to improvements or costs and are assessed on
an equitable rational basis of determining benefit (e.g. lineal frontage feet, parcel area, or
building area).
A DDA is authorized to pay for the financing of public improvements using Tax Increment
Financing (TIF). TIF is a financing mechanism that essentially creates a special fund that is
comprised of increases in ad valorem tax or sales tax (or both) revenues generated within the
specified DDA area. A DDA may also impose an additional mill levy on real and personal property
in the district not to exceed five mills for the budgeted operations of the authority, which
includes non-debt funded expenditures.
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Optimal Governance and Revenue Source
Which option of governance is best? Which revenue source is best? How much autonomy from
the City is beneficial? Is direct partnership with the City warranted to increase financial
participation? The market and economic analysis summarized in this report would place a priority
on revenue generation, given the general correlation between financial resources and impact.
Given that lens, the expanded DDA should be considered as a top contender. An overriding
consideration is the opinions of the stakeholders within the corridor. It is recommended to take
this analysis to the stakeholders for input, using the data analysis and recommendation as a
baseline for the outreach. As part of these discussions, a summary of the bond proceeds (as
shown below) should be included.

Annual Revenue and Bond Estimate
EPS has identified five strategies that could be used as a means to generate revenue along the
corridor. They include the following strategies:






Taxes: Ad Valorem Taxes
Assessment: Linear Front Footage
Assessment: Improved Building Area
Assessment: Parcel Area
Extended DDA

This section provides a description of how each of these assessments would operate and
estimate of the revenues that each could generate. The assessments are based on specific parcel
attributes such as assessed value, linear front footage, improved building area, and parcel area,
as shown in Appendix Table A1. It is important to note that each of these strategies will have
varying levels of taxation or assessment on the property owners that are included in a potential
district and, as a result, it will be important for staff and the consultant team to carefully
consider the financial impacts to specific property owners prior to drafting a petition for any of
these financing mechanisms. The various revenue mechanisms that each of these strategies can
use are summarized below.
GID

BID

DDA

Ad Valorem Taxes

Yes

Yes

Yes

District Assessments

Yes

Yes

No

TIF

No

No

Yes

It is also important to note that the financing mechanisms outlined in the following section can
be used independently or in conjunction with one another in order to generate a desired level
of revenue.
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Ad Valorem Taxes
An ad valorem tax or a property tax is based on a property’s assessed value and is tied to the
Assessor’s assessment of each parcels land and improved value and the assessment rate
imposed on commercial and residential properties. The parcels outlined in Figure 28 only include
properties that are currently occupied by commercial uses. As a result, an assessment rate of 29
percent is consistently applied to each parcel included in the potential district boundaries.
For the purposes of this analysis, EPS has developed a range of potential mill levies that include
5 mills, 10 mills, and 15 mills. Imposing an additional levy of 5 mills on each property included in
the district results in a revenue source of approximately $99,200 per year, as shown in Appendix
Table A2. A mill levy of an additional 10 mills results in approximately $198,000 per year and an
additional 15 mills results in approximately $297,600 in annual revenue.
The annual revenue generated by these three options results in a range of $960,000 to $2.9
million in potential bond revenue, as shown in Table 10.4

Linear Front Footage Assessment
The primary purpose of an assessment is to assess the costs of public improvements to those
that are specially “benefited” by specific improvements. These costs are typically determined
prior to the established of a specific assessment and are assessed based on an equitable and
rational basis of determining benefit. Due to the specific improvements planned along the 6th
Street corridor it would be reasonable to assume that an assessment based on each property’s
frontage along 6th Street would be a rational basis for assigning cost. However, it is also
important to note that these assessments could vary depending on the specific types of
improvements planned for different sections of 6th Street. For the purposes of this analysis, EPS
has applied a consistent range of assessments to the parcels that have frontage along 6th Street,
which are shown in Figure 29. The range of assessments tested for this analysis includes an
assessment of $15 per linear front foot, $30 per linear front foot, and $45 per linear front foot.
An assessment of $15 per linear front foot results in approximately $112,000 in annual revenue
(Appendix Table A2). An assessment of $30 and $45 per linear front foot result in
approximately $225,000 per year and $337,000 per year, respectively. These annual revenues
could be used to issue a bond used to fund public improvements of approximately $1.09 million
to $3.24 million, depending on the assessment rate, as shown in Table 10.

4 It is important to note that the historic minimum threshold for bonds has been $5.0M. This threshold has become

more flexible in the recent past. Nevertheless, fixed cost increase as a percentage of total bond proceeds for
smaller issuances.
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Figure 29
6th Street Linear Frontage Parcels

Improved Building Area Assessment
District assessments can also be based on the improved area of a structure on the parcels
included within a district. This type of assessment would impact the buildings located on the
parcels shaded in grey in Figure 28.
For the purposes of this analysis, a range of assessments that include $0.15 per square foot,
$0.30 per square foot, and $0.45 per square foot are used to estimate potential district
revenues. Annual revenues that could be used to fund improvements range from $109,000 to
$327,000, depending on the assessment rate (Appendix Table A2). This level of annual
revenue could be used to service a bond that ranges from $1.05 million to $3.15 million, as
shown in Table 10.
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Parcel Area Assessment
Another common type of public financing mechanism is an assessment based on the parcel area
(acreage or square footage) for properties included in a district. This type of assessment would
also impact all the parcels shaded in grey in Figure 28.
For the purposes of this analysis, a range of assessments that include $2,000 per acre, $4,000
per acre, and $6,000 per acre are used to estimate potential district revenues. Annual revenues
that could be generated based on this type of an assessment range from $103,000 to $308,000,
depending on the level of assessment, as shown in Appendix Table A2. This amount of annual
revenue could service a bond that ranges from approximately $990,000 to $2.96 million, as
shown in Table 10.
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Table 10
Bond Estimates

Description

Factors

Scenario Assumptions
Interest Rate
Bond Term (Years)

Estimated Net Revenue Available for Debt Service
Estimated Total Annual Revenue
Estimated Annual Administrative Costs

[1]

Debt Coverage

2.00%
1.20

Net Revenue Available for Debt Service

Estimated Total Bonds [2]
Capitalized Interest
Bond Reserve Fund
Formation & Issuance Costs

Estimated Tax-Exempt Bond Revenues to
Finance Public Facilities

Property Tax
5 Mils
10 Mils

15 Mils

Revenue Mechanisms
Linear Front Footage
Building Area
$15/ln. ft. $30/ln. ft. $45/ln. ft. $0.15/sq. ft. $0.30/sq. ft. $0.45/sq. ft.

Parcel Area
$2,000/ac. $4,000/ac. $6,000/ac.

6.50%
30

6.50%
30

6.50%
30

6.50%
30

6.50%
30

6.50%
30

6.50%
30

6.50%
30

6.50%
30

6.50%
30

6.50%
30

6.50%
30

$99,216

$198,432

$297,647

$112,290

$224,580

$336,870

$109,028

$218,057

$327,085

$102,504

$205,008

$307,512

$1,984

$3,969

$5,953

$2,246

$4,492

$6,737

$2,181

$4,361

$6,542

$2,050

$4,100

$6,150

$16,205

$32,410

$48,616

$18,341

$36,681

$55,022

$17,808

$35,616

$53,424

$16,742

$33,485

$50,227

$81,026

$162,052

$243,079

$91,704

$183,407

$275,111

$89,040

$178,079

$267,119

$83,712

$167,423

$251,135

$1,060,000 $2,120,000 $3,170,000
$0
$0
$0
$80,000 $160,000 $240,000
1 yr D/S
$20,000
$40,000
$60,000
2.00%

$1,200,000 $2,400,000 $3,590,000
$0
$0
$0
$90,000 $180,000 $280,000
$20,000
$50,000
$70,000

$1,160,000 $2,330,000 $3,490,000
$0
$0
$0
$90,000
$180,000
$270,000
$20,000
$50,000
$70,000

$1,090,000 $2,190,000 $3,280,000
$0
$0
$0
$80,000 $170,000 $250,000
$20,000
$40,000
$70,000

$960,000 $1,920,000 $2,870,000

$1,090,000 $2,170,000 $3,240,000

$1,050,000 $2,100,000 $3,150,000

$990,000 $1,980,000 $2,960,000

0 months

[1] Assumed an administrative fee of 2 percent of the annual revenues available for debt service.
[2] Rounded to the nearest ten thousand.
Source: Economic & Planning Systems
H:\153071-Glenwood Springs Sixth Avenue Corridor Study\M odels\[153071-Assessment Revenue-06-15-2016.xlsx]t5.6-Bond Proceeds
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Extended DDA
The City of Glenwood Springs currently has a Downtown Development Authority (DDA) that
includes the majority of the historic downtown as well as the 6th Street corridor and areas to the
northwest of downtown Glenwood Springs, as shown in Figure 30. Colorado state statute
dictates that a DDA can only remain in existence for a 30-year period. The Glenwood Springs
DDA was established in 2000. The Council may extend the life of the DDA for another 20 years,
pursuant to C.R.S. Section 31-25-807(3)(a)(IV).5 This period would commence upon the
completion of the original period.
The additional revenue that would be generated as a result of an extended DDA would be based
off of the increment that is produced by the properties included in the existing DDA boundaries.
Upon the date of extension, the base year would be advanced by 10 years and upon the
completion of the 10th year of the extension the base year is advanced by a year for each
additional year through the completion of the 20-year extension. In addition, the existing and
the extended DDA would have the power to levy an additional mill levy of 5 mills on properties
included in the DDA boundaries. Given the valuation of the DDA at this time, a levy of 5 mills
would translate to an annual revenue source of $260,000 per year. This compares to the annual
revenue generation ranging from $99,000 to $337,000 from the other sources considered.

5

C.R.S. Section 31-25-807(3)(a)(IV): During the final ten years of the thirty-year period during which a

portion of the property taxes or sales taxes, or both, may be allocated to and, when collected, paid into the special
fund of the municipality in accordance with the requirements of subparagraph (II) of this paragraph (a), the
governing body may by ordinance extend the period during which property taxes shall be allocated for one
additional extension of twenty years, which extension shall commence upon the expiration of the original thirtyyear period, if on the first day of the twenty-year extension period the established base year for the allocation of
property taxes pursuant to subparagraph (II) of this paragraph (a) is advanced forward by ten years and,
subsequent to the completion of the first ten years of the twenty-year extension, the base year is advanced
forward by one year for each additional year through the completion of the twenty-year extension. The governing
body may also by ordinance extend the period during which sales taxes shall be allocated for one additional
extension of twenty years with no change to the established sales tax base year. Notwithstanding any other
provision of this subparagraph (IV), any extension authorized pursuant to this subparagraph (IV) may only be
considered by the governing body during the final ten years of the original thirty-year period.
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Figure 30
Glenwood Springs Downtown Development Authority Boundary
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Figure A1
Parcel Size – Citywide
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Figure A2
Age of Structure – Citywide
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Figure A3
Floor Area Ratio (FAR) – Citywide
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Figure A4
Land Value per Land Square Foot – Citywide
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Figure A5
Total Value per Land Area – Citywide

Economic & Planning Systems, Inc.

65

Appendix

6th Street Corridor Master Plan Economic Assessment
September 15, 2016

Figure A6
Total Value per Building Area – Citywide
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Figure A7
Land Value to Building Value Ratio – Citywide
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Table A1
Parcel Attributes

Linear
Feet

Building
Area

Parcel
Size

Assessed
Value

(Sq. Ft.)

(Sq. Ft.)

(Acres)

2015

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50
51
52
53
54
55
56
57
58
59

913
115
86
107
56
267
408
112
104
185
104
130
65
0
0
0
236
0
0
0
0
0
113
0
0
0
125
0
266
125
0
0
0
0
0
0
327
109
0
330
205
0
70
320
0
62
0
0
46
545
0
345
0
275
147
0
125
493
570

78,241
1,800
21,910
11,960
0
0
61,845
2,737
1,820
4,806
3,520
4,752
23,001
1,644
0
1,860
2,237
2,350
0
0
919
1,672
76,877
2,216
2,663
2,820
12,305
2,566
124,255
3,308
1,800
1,872
0
4,758
1,642
2,603
6,654
0
3,980
29,149
3,740
6,376
0
37,810
0
1,488
2,064
0
1,590
50,708
30,216
36,321
520
0
0
42,256
0
0
7,224

8.3
0.2
0.4
0.3
0.2
0.4
1.3
0.3
0.3
0.8
0.3
0.3
0.8
0.1
0.2
0.2
0.4
0.3
0.5
0.7
0.1
0.2
1.6
0.1
0.1
0.1
0.5
0.2
2.4
0.7
0.4
0.1
0.6
0.6
0.1
0.3
1.1
1.2
0.5
1.0
1.6
0.3
0.3
1.9
0.1
0.3
0.7
0.0
0.2
4.5
1.3
1.3
1.4
1.3
1.3
1.4
0.5
1.1
3.0

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

2,387,680
37,700
194,890
151,240
93,940
50,460
1,623,500
151,880
197,740
242,250
172,930
319,340
438,390
23,840
110,440
24,780
162,530
226,480
101,920
189,300
20,810
29,370
1,029,740
24,320
40,230
91,150
182,370
28,480
1,160,000
179,910
221,210
25,900
58,480
232,070
24,290
28,760
233,250
224,350
42,620
591,580
461,590
81,720
100,000
736,050
11,490
109,540
254,970
99,600
1,654,420
812,000
1,077,900
390,700
253,910
43,160
1,218,230
112,550
160,590
894,620

TOTAL

7,486

726,855.0

51.3

$

19,843,160

Parcel #

Source: Economic & Planning Systems
H:\153071-Glenwood Springs Sixt h Avenue Corridor Study\ M odels\[153071-Assessment Revenue-06-15-2016.xlsx] T-Dist Rev
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Table A2
Revenue Source Estimates

Parcel #

Property Tax
5 Mils
10 Mils

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

23,877
377
1,949
1,512
939
505
16,235
1,519
1,977
2,423
1,729
3,193
4,384
238
1,104
248
1,625
2,265
1,019
1,893
208
294
10,297
243
402
912
1,824
285
11,600
1,799
2,212
259
585
2,321
243
288
2,333
2,244
426
5,916
4,616
817
1,000
7,361
115
1,095
2,550
996
16,544
8,120
10,779
3,907
2,539
432
12,182
1,126
1,606
8,946

15 Mils

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

Assessment Type Annual Revenue
Linear Front Footage
Building Area
$15/lf
$30/lf
$45/lf $0.15/sq. ft. $0.30/sq. ft. $0.45/sq. ft.

11,736
270
3,287
1,794
9,277
411
273
721
528
713
3,450
247
279
336
353
138
251
11,532
332
399
423
1,846
385
18,638
496
270
281
714
246
390
998
597
4,372
561
956
5,672
223
310
239
7,606
4,532
5,448
78
6,338
1,084

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

23,472
540
6,573
3,588
18,554
821
546
1,442
1,056
1,426
6,900
493
558
671
705
276
501
23,063
665
799
846
3,692
770
37,277
992
540
562
1,427
493
781
1,996
1,194
8,745
1,122
1,913
11,343
446
619
477
15,212
9,065
10,896
156
12,677
2,167

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

Parcel Area
$2,000/ac. $4,000/ac. $6,000/ac.

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50
51
52
53
54
55
56
57
58
59

$ 11,938
$
189
$
974
$
756
$
470
$
252
$ 8,118
$
759
$
989
$ 1,211
$
865
$ 1,597
$ 2,192
$
119
$
552
$
124
$
813
$ 1,132
$
510
$
947
$
104
$
147
$ 5,149
$
122
$
201
$
456
$
912
$
142
$ 5,800
$
900
$ 1,106
$
130
$
292
$ 1,160
$
121
$
144
$ 1,166
$ 1,122
$
213
$ 2,958
$ 2,308
$
409
$
500
$ 3,680
$
57
$
548
$ 1,275
$
$
498
$ 8,272
$ 4,060
$ 5,390
$ 1,954
$ 1,270
$
216
$ 6,091
$
563
$
803
$ 4,473

35,815
566
2,923
2,269
1,409
757
24,353
2,278
2,966
3,634
2,594
4,790
6,576
358
1,657
372
2,438
3,397
1,529
2,840
312
441
15,446
365
603
1,367
2,736
427
17,400
2,699
3,318
389
877
3,481
364
431
3,499
3,365
639
8,874
6,924
1,226
1,500
11,041
172
1,643
3,825
1,494
24,816
12,180
16,169
5,861
3,809
647
18,273
1,688
2,409
13,419

$ 13,695 $ 27,390 $ 41,085
$ 1,725 $ 3,450 $ 5,175
$ 1,290 $ 2,580 $ 3,870
$ 1,605 $ 3,210 $ 4,815
$
840 $ 1,680 $ 2,520
$ 4,005 $ 8,010 $ 12,015
$ 6,120 $ 12,240 $ 18,360
$ 1,680 $ 3,360 $ 5,040
$ 1,560 $ 3,120 $ 4,680
$ 2,775 $ 5,550 $ 8,325
$ 1,560 $ 3,120 $ 4,680
$ 1,950 $ 3,900 $ 5,850
$
975 $ 1,950 $ 2,925
$
$
$
$
$
$
$
$
$
$ 3,540 $ 7,080 $ 10,620
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$ 1,695 $ 3,390 $ 5,085
$
$
$
$
$
$
$
$
$
$ 1,875 $ 3,750 $ 5,625
$
$
$
$ 3,990 $ 7,980 $ 11,970
$ 1,875 $ 3,750 $ 5,625
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$ 4,905 $ 9,810 $ 14,715
$ 1,635 $ 3,270 $ 4,905
$
$
$
$ 4,950 $ 9,900 $ 14,850
$ 3,075 $ 6,150 $ 9,225
$
$
$
$ 1,050 $ 2,100 $ 3,150
$ 4,800 $ 9,600 $ 14,400
$
$
$
$
930 $ 1,860 $ 2,790
$
$
$
$
$
$
$
690 $ 1,380 $ 2,070
$ 8,175 $ 16,350 $ 24,525
$
$
$
$ 5,175 $ 10,350 $ 15,525
$
$
$
$ 4,125 $ 8,250 $ 12,375
$ 2,205 $ 4,410 $ 6,615
$
$
$
$ 1,875 $ 3,750 $ 5,625
$ 7,395 $ 14,790 $ 22,185
$ 8,550 $ 17,100 $ 25,650

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

35,208
810
9,860
5,382
27,830
1,232
819
2,163
1,584
2,138
10,350
740
837
1,007
1,058
414
752
34,595
997
1,198
1,269
5,537
1,155
55,915
1,489
810
842
2,141
739
1,171
2,994
1,791
13,117
1,683
2,869
17,015
670
929
716
22,819
13,597
16,344
234
19,015
3,251

$ 16,660 $ 33,320 $ 49,980
$
413 $
826 $ 1,240
$
849 $ 1,699 $ 2,548
$
689 $ 1,377 $ 2,066
$
304 $
607 $
911
$
760 $ 1,520 $ 2,280
$ 2,663 $ 5,326 $ 7,989
$
595 $ 1,190 $ 1,786
$
541 $ 1,082 $ 1,623
$ 1,622 $ 3,244 $ 4,866
$
505 $ 1,010 $ 1,515
$
631 $ 1,263 $ 1,894
$ 1,660 $ 3,320 $ 4,980
$
241 $
482 $
723
$
362 $
723 $ 1,085
$
413 $
826 $ 1,240
$
750 $ 1,500 $ 2,250
$
530 $ 1,061 $ 1,591
$ 1,033 $ 2,066 $ 3,099
$ 1,446 $ 2,893 $ 4,339
$
241 $
482 $
723
$
482 $
964 $ 1,446
$ 3,260 $ 6,520 $ 9,780
$
241 $
482 $
723
$
241 $
482 $
723
$
220 $
440 $
660
$
978 $ 1,956 $ 2,934
$
362 $
723 $ 1,085
$ 4,878 $ 9,756 $ 14,634
$ 1,400 $ 2,800 $ 4,200
$
795 $ 1,591 $ 2,386
$
241 $
482 $
723
$ 1,122 $ 2,245 $ 3,367
$ 1,290 $ 2,579 $ 3,869
$
241 $
482 $
723
$
620 $ 1,240 $ 1,860
$ 2,240 $ 4,480 $ 6,720
$ 2,368 $ 4,736 $ 7,104
$
940 $ 1,880 $ 2,820
$ 2,000 $ 4,000 $ 6,000
$ 3,200 $ 6,400 $ 9,600
$
620 $ 1,240 $ 1,860
$
640 $ 1,280 $ 1,920
$ 3,820 $ 7,640 $ 11,460
$
260 $
520 $
780
$
560 $ 1,120 $ 1,680
$ 1,460 $ 2,920 $ 4,380
$
$
$
$
440 $
880 $ 1,320
$ 9,080 $ 18,160 $ 27,240
$ 2,550 $ 5,100 $ 7,650
$ 2,626 $ 5,252 $ 7,878
$ 2,860 $ 5,720 $ 8,580
$ 2,680 $ 5,360 $ 8,040
$ 2,680 $ 5,360 $ 8,040
$ 2,860 $ 5,720 $ 8,580
$ 1,080 $ 2,160 $ 3,240
$ 2,260 $ 4,520 $ 6,780
$ 6,000 $ 12,000 $ 18,000

TOTAL

$ 99,216 $ 198,432 $ 297,647

$ 112,290 $ 224,580 $ 336,870

$ 109,028 $ 218,057 $ 327,085

$ 102,504 $ 205,008 $ 307,512

Source: Economic & Planning Systems
H:\153071-Glenwood Springs Sixt h Avenue Corridor St udy\ M odels\[ 153071-Assessment Revenue-06-15-2016.xlsx] T-Dist Rev

Economic & Planning Systems, Inc.
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Appendix

Appendix D: Utilities
Utilities within the North Glenwood and the 6th Street
Corridor exist largely to suit the individual commercial
needs along Highway 6 & 24, 6th Street, and the
northerly historic grid-street residential neighborhood.
Existing utilities include potable water, sanitary sewer,
electric, telecommunications, cable, fiber optics,
natural gas and storm sewer. Prior to the Grand
Avenue Bridge Project (GAB), which began in 2016,
several utility providers expressed the need for a wide
range of improvements which would be necessary to
accommodate future redevelopment in the project
area. The GAB itself required a significant number of
utility relocations, replacements and enlargements
along 6th Street and within the adjacent bridges
crossing the Colorado River, which also happened to
be the same location for most utility bottlenecks. Utility
providers were re-interviewed in January 2017 and
asked to list remaining improvement which might be
needed for North Glenwood and the 6th Street Corridor
as part of this study.
Explanations of existing conditions and anticipated
needs for individual utilities are as follows:

POTABLE WATER
Potable water mains typically exist near the centerline
of the roadway and it is common to find an old retired
main on the opposite side of the centerline from the
operating main. Based on GIS mapping obtained from
the City, the potable water network is comprised of 8”Ø
mains in within 6th Street and the northerly residential
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neighborhood, a 10”Ø main in Highway 6&24, a 12”Ø
main along the north side of Interstate 70 from the
existing Grand Avenue Bridge to Devereux Road and
a 4”Ø main in River Avenue from the existing bridge to
6th Street.

order to accommodate future redevelopment or should
be incorporated as redevelopment occurs:
•

Service representatives did not identify any specific
improvements which might be required for future
redevelopment.

SANITARY SEWER
Sanitary sewer often exists along an outer edge of the
roadway or just outside the curb or asphalt. Numerous
clay pipe sanitary sewer mains have been slipline
repaired in the last decade.
Service representatives did not identify any specific
improvements which might be required for future
redevelopment.

ELECTRIC
Electric, telecommunications and cable are often
physically grouped together and installed on shared
overhead poles or in shared trenches. Electric largely
exist within alleys/minor streets or along rear lot lines.
Electric is typically buried throughout with a few minor
overhead lines remaining in difficult locations. Ample
three phase service already exists within the
commercial areas of North Glenwood to serve future
redevelopments.
The following improvements to the electric network
have been identified by the City Electric Department in

•
•
•
•

The electrical service for the future 6th Street Park
will likely be extended from the alleyway behind
the existing Sioux Villa Curio building. There is
currently a carport between the Park and the pull
site which prevents the utility from being buried in
the alley easement/right-of-way. It may be
possible to hand trench along the earthen slope
south of the carport, but this may require an
additional easement across private property.
Bury the few remaining overhead lines as
redevelopment occurs.
Continue the practice of installing an additional 2”Ø
conduit atop new buried electric conduits for future
Community Broadband Network extensions.
Expand the use of the carriage light pole and full
cut-off light fixture styles recently installed on 6th
Street near front of the Hotel Colorado.
The service location for the carriage lighting along
6th Street from Maple Street to Pine Street also
exists behind the Sioux Villa Curio building.
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TELECOMMUNICATION

CenturyLink

Telecommunication services are provided by the City
Community Broadband Network (CBN), Comcast and
CenturyLink.

•

The following improvements to the telecommunications
network(s) have been identified by individual service
representatives in order to accommodate future
redevelopment or should be incorporated as
redevelopment occurs:
Community Broadband Network
•
•

Continue the practice of installing a 2”Ø conduit
atop new buried electric conduits for future
telecommunication systems and extensions.
The existing electrical substation property just
north of the intersection of East 6th Street and
North River Street has been identified as a
probable location for a future central cabinet to
better service North Glenwood.

Comcast
•

A Comcast representative indicated that no
specific improvements are needed.
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•
•

Extend the CenturyLink trunk line from the
intersection of 6th Street and Pine Street west
along 6th Street to the west side of the proposed
roundabout at Laurel Street and install a
underground vault and cabinet
Extend services to areas east of Pine Street.
Extend the CenturyLink their fiber network west on
Devereux Road to the region where the CDOT
Maintenance Facility and Iron Mountain Hot
Springs exist.

NATURAL GAS
Natural gas service is provided by Black Hills Energy
(formerly SourceGas) throughout North Glenwood
Springs. Service representatives did not identify any
specific improvements which might be required for
future redevelopment.

STORM SEWER
Stormwater runoff was analyzed for the GAB Project
by TSH Engineering in the Final Hydraulic Design
Report for Grand Avenue Bridge, dated October 2015.
This report appears to adequately address stormwater

runoff and management for areas of North Glenwood
between Laurel Street and Pine Street. It is
understood that this study was used to design the
storm sewer improvements being installed with the
GAB Project.
This study for North Glenwood and the 6th Street
Corridor did not include any additional calculations or
in depth investigations into the existing systems. It is
anticipated that the City of Glenwood Springs will
exceed a population of 10,000 in the near future and
become classified as a regulated small municipal
separate storm sewer system (MS4) with
Environmental Protection Agency (EPA). This
occurrence will significantly increase the stormwater
management, treatment and discharge requirements
within the North Glenwood. Future developments and
redevelopments are advised to consult the EPA Phase
II Final Rule for small MS4s during the conceptual
phase of their project(s). An overview of this Rule can
be found at:
https://www.epa.gov/sites/production/files/201511/documents/fact1-0.pdf.
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