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+  Critical Space Needs

Larger classrooms, more classrooms
Modernize labs, more labs
Faculty offices, places for student-faculty meetings

Need for more group and individual study space across the
campus

Improve & integrated information technology systems,
particularly in classrooms and library

Increased space in library for group study

. Student Life

- Increased demand for sports and recreation programs,

flexible group-based learning spaces, and informal social
spaces

- Attention to safety on campus and more secure building

dCCeSS

- Improved circulation for bicycles
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Campus as Part of the City
- Create more programmatic and visual connections to the
City
Public transit is changing the site. The campus design

should better accommodate existing and anticipate future
increased levels of light rail use.

Enhance bicycle access

Improve the safety for pedestrians as they access the
campus, including drop-off at edge of campus

«Collaboration and Institutional Identity

- Auraria identity is subservient to the institutions. Create
a plan which features both the campus and the
institutions.

- Increase academic collaboration across the institutions.
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to meet the current and
future space needs of CCD, MSCD, and UCDHSC in a way
that is consistent with the physical quality and character of
the Auraria campus

of the individual institutions without
undermining the shared identity of the Auraria Campus

Enhance and develop pedestrian connections to ensure

Support the educational objectives of the three institutions
by creating both in
buildings and outdoors

Create

; to transit and the park systems and to
Downtown Denver

Develop a plan that
, consistent with the City of Denver's Greenprint
Denver Plan




Industrial
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Gross Sq Ft | Parking Spaces| *
Academic 355,620
Public Private -
Public Private Parking -
Academic Parking 233,942
Administrative
Service & Support
Other

4,000,000

3,000,000 -

2,000,000 -

1,000,000 -
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Gross Sq Ft

Parki

ng Saces o

Academic

Public Private

Public Private Parking
Academic Parking
Administrative
Service & Support
Other

4,000,000

3,790,098
1,480,923
917,910
1,820,307
143,767
368,263
23,399
)

3,702
3,060
6,068

3,000,000 -

2,000,000 -

1,000,000 -
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Work Session #4
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PROJECTION

Hotel / Conference Facility (200-250
rooms) 150,000 GSF

Commercial office space 200,000
GSF

Academic / back office space
200,000 - 300,000 GSF
Retail - 200,000 GSF - 300,000
GSF
Market rate housing — 995,000 GSF
- Undergraduate

Graduate

Faculty

Other

CONCLUSIONS FROM LAST
PRESENTATION

Projected development capacity of 1.7
to 1.9 million is reasonable given
current demand and future potential of
the site

Build-out potential of NE Quadrant is
1.24 million GSF (710,000 within
viewshed ordinance)

Projected demand is sufficient to
justify full build out of the parcel
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Low High

Control over Content
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Rapid Incremental
Development Approach

Low High

Control over Content
=
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+  How is long term value created?
- Healthy macro environment for development in Denver

- Challenges at the micro level
Speer Blvd perceived as edge of downtown
Potential of campus not fully seen by civic and business leaders
View shed restrictions and zoning approvals are impediments
- AHEC's active participation will be needed to drive full potential
of market
+  Capacity of three institutions to incubate market

AHEC'’s leadership role in creating a vision will make development
unique from other downtown projects (arts &culture, executive
education, business partnerships, unique retail)
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How will long term value be captured?
- Participatory ground lease with phased development

- In master development approach, AHEC would carry
cost of land and parcelization, thereby “giving up” some
of the value creation

- Inland development approach, development entity
provides capital for carrying costs




. Which approach provides greatest market
adaptability and flexibility

- Universities grow in unpredictable ways; future needs
may require tweaking of current vision

Real estate markets change over time

Incremental approach provides more flexibility to react to
changing environment
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» Which approach allows the institutions to retain
most influence over content?

- Master developer will bring proven concepts which can
be financed

- Only way to create a unique product is for AHEC to
remain involved in the process, either directly or through
intermediary

13 March 2007




13 March 2007

Development will be based on AHEC's planning framework
with input from developer

Bulk of development will take place early with some
possibility of leaving open parcels for future development

Land value will be appraised from a starting point of current
market

Process will lead AHEC to engage one development entity




Phase |: Pre
Development

« AHEC defines plan

 Obtains preliminary
approval of view
shed adjustments

 Researches 10 or
so development
entities

» Defines selection
criteria

* Produces RFI

13 March 2007

Phase Il: Developer
Selection

« AHEC conducts
interview process to
shortlist 3to 5

* |Issues RFP
* Interviews teams

* Revises framework
based on input

» Selects developer

* Negotiates terms
and signs exclusivity

» AHEC signs ground
lease

Phase llI:
Development

» Developer submits
plans

« AHEC reviews,
makes changes,
approves

» Developer obtains
zoning approval and
permits
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AHEC selects development entity and together they conduct
planning exercise

Development will take place in phases
Land value will be appraised in phases

- Phased master developer approach requires AHEC to carry the site and
enter into ground lease agreements one parcel at a time

- Land developer approach utilizes patient capital that allows build out to

be completed as full potential of viewshed and Speer realignment are
realized

Process will allow for multiple local and national developers to
participate in the vertical development




Phase [: Planning Phase Il: Pre Phase llI:
Development Development

 AHEC issues RFI » Developer submits » Developer executes
plan for parcel 1 parcel 1 program

Interviews firms and _
selects developer * AHEC reviews,  Developer and
changes, approves AHEC initiate

 Developer selects development of
JV partner future parcels and

* Enters into
exclusive period for

negotiations

« AHEC appraises repeat the process

Developer conducts land value

framework of plan for
AHEC approval

« AHEC and
developer obtain
preliminary approval
for viewshed adjusts

« AHEC signs ground
lease for parcel |

» Developer obtains
zoning approval and
permits
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Structure

Input and Economic Return

Rapid Development

» Analyzed sample of what the market would present
(appx. 1 million sf build out)

» Cost of capital drives a rapid development plan
+ Developer required IRR in range of 11%
» Model held neutral for parking

Incremental Approach

. Assumes rents will reach downtown levels around
Year 4 of development

» Assumes full build out of parcel
+ Developer required IRR in range of 11%
» Model held neutral for parking

+ Estimated land value three times that of rapid
development approach




+ An Incremental Approach

- Maximizes the potential for long term value creation and
offers a way for landowner to capture that value

Provides flexibility over time to reflect then market
dynamics

Allows control over content

More opportunity to involve local developers
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Next steps insert
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PROPOSED AND
EXISTING BLDGS.
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SITE CONSTRAINTS

" HISTORIC

STRUCTURES
== VVIEW PLANES







BUILDING
CONDITIONS

SIGNIFICANT
RENOVATION

DEMOLITION
CONSIDERD







BUILDING USES
BY PROGRAM

ACADEMIC

PARKING
STUDENT CENTER

LIBRARY
COMMUNITY

RECREATION

| SCIENCE
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OPERATIONAL
RESPONSIBILIT

AHEC

" SHARED

CCD

MSCD
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BUILDING USES
BY PROGRAM
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LAND USE

ACADEMIC

CULTURAL

GOVERNMENT
B COMMERCIAL

OFFICE

- RESIDENTIAL

HOTELS
INDUSTRIAL

| SURFACE PARKING il
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