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Analysis Overview 

As part of the Tier IV Analysis for the Regional BRT Feasibility 
Study, Economic & Planning Systems (EPS) created an economic 
development metric for the eight candidate BRT corridors.  

This evaluation combined several economic development factors, 
including the amount of commercial development, multifamily 
development, and employment within walking distance of each 
corridor. This analysis was focused on using an economic 
development perspective to provide input on which corridors are 
most suited for BRT development. Through the evaluation of the 
corridors, two groups emerged: 

• Most Suited: Four corridors (Broadway, Colorado, Speer,
and Park/38th) scored highly on the economic development
metric.

• Less Suited: Four corridors (Federal, North I-25, Havana,
and Alameda) had lower scores on the economic
development metric.

These results will be incorporated into the broader Tier IV 
analysis and help inform the prioritization of project 
implementation.  
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Key Assumptions and Considerations 

• Data was collected and analyzed for the area within a half mile of the proposed BRT 
routes. This area is assumed to be the “influence area” of the BRT corridor.  

o For the North I-25 Corridor, due to the nature of the corridor and inaccessibility of 
areas between stations, data was collected and analyzed for the area within a half 
mile of proposed stations only.  

• All data measures were normalized by corridor length to allow for direct comparison 
between corridors. 

• The downtown Denver portion of each corridor was excluded from this analysis. This 
exclusion affects the Broadway, North I-25, Park/38th, and Speer corridors. 

Data and Methodology 

Three economic measures were compiled for this analysis, as follows: 

1. Commercial Development 

• Existing: Existing commercial development (total square footage of office, retail, 
hotel, and institutional uses) was collected through CoStar.  

• Planned: Planned commercial development (total square footage of office, retail, 
hotel, and institutional) was collected through CoStar for planned, proposed, and 
under construction projects. In addition, EPS added information on new proposed 
development plans that were not captured in the CoStar database.  

2. Multifamily Development 

• Existing: Existing multifamily development (total units of existing development) was 
compiled from the CoStar database. The total square footage of existing multifamily 
development was then estimated using an average factor of 900 square feet per unit. 

• Planned: Planned multifamily development (total units) was tabulated from the 
CoStar database (for planned, proposed, and under construction projects) as well as 
new proposed development plans not captured in the CoStar database. The total 
square footage of planned multifamily development was estimated using an average 
factor of 900 square feet per unit. 

3. Employment 

• Existing: Current employment data was used in this analysis. Establishment-level 
data from the Quarterly Census of Employment and Wages (QCEW) was used, 
categorized by North American Industry Classification System (NAICS) 2-digit 
sectors. 
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Results 

Three separate economic development measures were applied to each corridor, as 
described below. A summary metric was then developed combining the three measures. 

1. Commercial Development 

The total existing and planned commercial development is summarized by corridor in 
Table 1. The North I-25 corridor (station areas only) has the smallest existing 
commercial inventory, at 8.63 million square feet, while the Speer corridor has the 
largest existing inventory at 26.97 million square feet of commercial space. Colorado has 
the smallest amount of planned development, at 952,000 square feet of new commercial 
space. The Broadway corridor has the most significant planned commercial development, 
with a total of 3.6 million square feet of new space. 

Table 1. Total Commercial Development (Excluding Downtown) 

 

  

Description Units Alameda Broadway Colorado Federal Havana North I-25 Park/38th Speer

Existing Development
Office sq. ft. 8,022,130 11,176,898 8,403,307 5,333,990 4,988,492 2,308,859 6,087,146 15,208,654
Retail sq. ft. 11,362,510 10,542,461 3,842,259 5,878,131 6,596,637 3,549,106 4,143,224 7,223,350
Hotel sq. ft. 1,436,118 712,961 1,186,359 2,230,178 451,432 2,248,368 495,170 2,070,877
Institutional sq. ft. 587,828 3,180,882 4,392,228 4,392,228 1,029,741 518,672 2,966,092 2,468,107
Subtotal 21,408,586 25,613,202 17,824,153 17,834,527 13,066,302 8,625,005 13,691,632 26,970,988

Planned Development
Office sq. ft. 613,244 1,700,812 398,642 310,074 1,190,000 1,021,050 465,400 703,912
Retail sq. ft. 851,856 750,381 328,919 757,528 222,914 602,525 155,253 523,014
Hotel sq. ft. 120,000 638,000 120,000 0 0 220,000 958,000 758,000
Institutional sq. ft. 250,000 488,000 104,000 0 24,000 0 0 543,000
Subtotal 1,835,100 3,577,193 951,561 1,067,602 1,436,914 1,843,575 1,578,653 2,527,926

Total Commercial sq. ft. 23,243,686 29,190,395 18,775,714 18,902,129 14,503,216 10,468,580 15,270,285 29,498,914

Source: CoStar; Economic & Planning Systems
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The corridors vary in length, from 6.92 miles (Colorado) to 17.51 miles (North I-25). The 
development totals were normalized based on a per square mile calculation, as shown in 
Table 2. The Colorado corridor has the largest concentration of existing commercial 
development, with 2.58 million square feet per mile, while the North I-25 corridor 
(station areas only) has the lowest commercial concentration, at 493,000 square feet per 
mile along the corridor. The Federal corridor ranks lowest for planned development 
concentration, with 50,600 square feet per mile, while the Broadway corridor has the 
greatest concentration of planned commercial development, averaging 245,000 square 
feet per mile along the corridor. 

Table 2. Per-Mile Commercial Development (Excluding Downtown) 

 

  

Description Units Alameda Broadway Colorado Federal Havana North I-25 Park/38th Speer

Corridor Length miles 15.69 14.62 6.92 21.1 11.98 17.51 7.17 12.55

Existing Development
Office sq. ft. 511,289 764,494 1,214,351 252,796 416,402 131,859 848,974 1,211,845
Retail sq. ft. 724,188 721,099 555,240 278,584 550,637 202,690 577,856 575,566
Hotel sq. ft. 91,531 48,766 171,439 105,696 37,682 128,405 69,061 165,010
Institutional sq. ft. 37,465 217,571 634,715 208,162 85,955 29,621 413,681 196,662
Subtotal 1,364,473 1,751,929 2,575,745 845,238 1,090,676 492,576 1,909,572 2,149,083

Planned Development
Office sq. ft. 39,085 116,335 57,607 14,695 99,332 58,312 64,909 56,089
Retail sq. ft. 54,293 51,326 47,532 35,902 18,607 34,410 21,653 41,674
Hotel sq. ft. 7,648 43,639 17,341 0 0 12,564 133,612 60,398
Institutional sq. ft. 15,934 33,379 15,029 0 2,003 0 0 43,267
Subtotal 116,960 244,678 137,509 50,597 119,943 105,287 220,175 201,428

Total Commercial sq. ft. 1,481,433 1,996,607 2,713,253 895,835 1,210,619 597,863 2,129,747 2,350,511

Source: CoStar; Economic & Planning Systems
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This data was compiled in a visualization graphic (Figure 1) that uses per-mile measures 
of existing development and planned development to compare the magnitude of 
commercial development in each corridor. The size of the corridor’s symbol indicates the 
magnitude of planned development compared to existing inventory (a measure of 
potential increased demand).  

As shown, the Colorado and Speer corridors have the largest existing inventory of 
commercial space per mile, while the Broadway corridor has the most significant planned 
development per mile. In considering the magnitude of increase that new development 
represents, the North I-25 corridor (21 percent) will see the largest scale increase in 
commercial inventory.  

Figure 1. Commercial Development – Corridor Comparison 
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2. Multifamily Development 

The total existing and planned multifamily development is summarized by corridor in 
Table 3. The North I-25 corridor (station areas only) has the smallest existing inventory, 
with 9,300 units, while the Speer corridor has the greatest multifamily inventory with 
30,800 units. The Colorado corridor has the lowest level of planned development, with 
1,300 planned units along the corridor, while the 6,900 units planned along the Broadway 
corridor is the largest amount of planned multifamily among the corridors.   

Table 3. Total Multifamily Development (Excluding Downtown) 

 

The normalized, per-mile unit counts used to make comparisons between corridors are 
shown in Table 4. The North I-25 corridor has the lowest concentration of existing 
multifamily development, with 530 units per mile, while the Park/38th corridor, with 2,900 
units per mile, has the greatest concentration of existing multifamily. Park/38th also has 
the highest level of planned development, averaging 570 units per mile, while the North 
I-25 corridor ranks lowest with 110 units per mile.  

Table 4. Per-Mile Multifamily Development (Excluding Downtown) 

 

  

Description Units Alameda Broadway Colorado Federal Havana North I-25 Park/38th Speer

Existing Development
Multifamily units 18,078 23,111 12,873 16,025 17,727 9,257 20,881 30,795

Planned Development
Multifamily units 3,154 6,893 1,302 4,465 1,911 1,931 4,061 2,399

Total Multifamily units 21,232 30,004 14,175 20,490 19,638 11,188 24,942 33,194

Source: CoStar; Economic & Planning Systems
        

Description Units Alameda Broadway Colorado Federal Havana North I-25 Park/38th Speer

Corridor Length miles 15.69 14.62 6.92 21.1 11.98 17.51 7.17 12.55

Existing Development
Multifamily units 1,152 1,581 1,860 759 1,480 529 2,912 2,454

Planned Development
Multifamily units 201 471 188 212 160 110 566 191

Total Multifamily units 1,353 2,052 2,048 971 1,639 639 3,479 2,645

Source: CoStar; Economic & Planning Systems
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This data is illustrated in Figure 2 using per-mile measures of existing and planned 
development to compare the scale of multifamily development for each corridor. The size 
of the corridor’s symbol indicates the magnitude of planned development compared to 
existing inventory (a measure of potential increased demand).  

As shown, on a per-mile basis the Park/38th corridor has both the largest existing 
inventory of multifamily units, as well as the most significant planned development. The 
Speer corridor has a significant concentration of existing development, but does not rank 
as high in terms of planned units, while Broadway falls in the middle of the eight 
corridors for existing development, but is second to Park/38th in terms of concentration of 
planned future development. In considering the magnitude of increase that new 
development represents, the Broadway (30 percent) and Federal (28 percent) corridors 
are expected to see the largest scale increases in multifamily inventory.  

Figure 2. Multifamily Development – Corridor Comparison 
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3. Employment

The total employment is summarized by corridor in Table 5. For the purposes of 
analysis, employment was categorized by likelihood of employee transit use. Four 
sectors—Retail Trade, Arts/Entertainment/Recreation, Accommodation and Food Services, 
and Other Services—were classified as “transit-oriented sectors.” Employees within these 
employment sectors are assumed to have a higher propensity to use transit, based on 
job characteristics and wage levels, and are thus considered as a specific factor in this 
analysis.  

The North I-25 corridor (station areas only) has the smallest employment base, with 
22,800 employees, while the Broadway corridor has the most employment with a total of 
92,260. Considering the share of employment in transit-oriented sectors, these corridors 
switch ranks. Despite having the highest total employment, Broadway has the smallest 
share of employment in transit-oriented sectors, at 24 percent. The North I-25 corridor 
(station areas only) has the highest percentage of employment in these sectors, at 44 
percent (or 10,000 out of 22,800 jobs). 

Table 5. Total Employment (Excluding Downtown) 

The normalized, per-mile figures used to directly compare corridors are shown in 
Table 6. The North I-25 corridor has the lowest concentration of existing employment, 
with 1,300 employees per mile (station area employment over entire corridor length). 
Speer ranks highest for existing employment, with 7,250 employees per mile. The North 
I-25 corridor also has the smallest number of employees in transit-oriented industries per
mile, with an average of 570, compared to Park/38th which has the highest concentration
of employees in the industries, at 1,810 per mile.

Table 6. Per-Mile Employment (Excluding Downtown) 

Description Alameda Broadway Colorado Federal Havana North I-25 Park/38th Speer

Employment
Transit-Oriented Sectors 23,447 22,205 11,822 13,389 11,423 9,968 13,000 21,879
Total 63,492 92,256 46,754 49,074 34,255 22,817 45,091 90,982
Percent Transit-Oriented 37% 24% 25% 27% 33% 44% 29% 24%

Source: QCEW; Economic & Planning Systems

Description Alameda Broadway Colorado Federal Havana North I-25 Park/38th Speer

Corridor Length 15.69 14.62 6.92 21.1 11.98 17.51 7.17 12.55

Employment
Transit-Oriented Sectors 1,494 1,519 1,708 635 954 569 1,813 1,743
Total 4,047 6,310 6,756 2,326 2,859 1,303 6,289 7,250
Percent Transit-Oriented 37% 24% 25% 27% 33% 44% 29% 24%

Source: QCEW; Economic & Planning Systems
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This data was visualized to compare corridors, as shown in Figure 3. This comparison 
shows total employment and transit-oriented employment to compare the magnitude of 
employment (and thus ridership demand for transit) per mile for each corridor. The size 
of the corridor’s symbol indicates the share of employment in transit-oriented sectors.  

Figure 3. Employment – Corridor Comparison 

 

As shown, the Speer corridor has the highest concentration of total employment, and is 
second only to the Park/38th corridor in terms of its concentration of employment in 
transit-oriented sectors. While all corridors have between 24 percent and 44 percent of 
employment in transit-oriented sectors, Havana (33 percent), Alameda (37 percent), and 
North I-25 (44 percent), have the highest concentrations and are the only corridors with 
over 30 percent of employment in these sectors.  
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Combined Metric 

The final economic development metric is shown in Figure 4. This metric combines the 
three data inputs to illustrate overall economic development conditions along each 
corridor. Commercial and multifamily development per mile (existing and planned) are 
combined for the “Total Development” shown along the X-axis, while total employment 
(per mile) is shown along the Y-axis. Corridor symbols are scaled to represent the 
percentage of total employment accounted for by employment in transit-oriented sectors. 

Overall, this metric divides the candidate corridors into two groupings. Four corridors—
Broadway, Colorado, Speer, and Park/38th—have higher concentrations of total 
development and employment, and thus rank better according to this analysis. The 
remaining four corridors—Federal, North I-25, Havana, and Alameda—while having 
higher proportions of employment in transit-oriented industries, have smaller 
concentrations of total employment and development, and thus do not rank as highly. 

Figure 4. Economic Development Metric 


	Pages from Appendix Covers.pdf
	Appendix K - Economic Development.pdf
	Analysis Overview
	Key Assumptions and Considerations
	Data and Methodology
	Results
	Combined Metric



