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REQUEST FOR STATEMENTS OF INTEREST  
Former Roots Elementary School Building – January 23, 2019 
 
URBAN LAND CONSERVANCY (ULC), SELF-HELP VENTURES FUND (SHVF), AND THE HOLLY 
AREA REDEVELOPMENT PROJECT (HARP) ARE SOLICITING REQUESTS FOR STATEMENTS OF 
INTEREST FROM ENTITIES INTERESTED IN PURCHASING AND OPERATING OUT OF THE 
APPROXIMATELY 21,252SF BUILDING LOCATED AT 3350 HUDSON STREET IN THE PARK HILL 
NEIGHBORHOOD OF DENVER, COLORADO.  INTERESTED ORGANIZATIONS MUST INDICATE 
INTEREST BY RESPONDING TO THIS REQUEST ON OR BEFORE 5:00 PM MST FRIDAY, FEBRUARY 
8, 2019. 
 
INTRODUCTION/BACKGROUND 
The Holly Square Shopping Center (locally known as “the Holly”) was built in the early 1960s 
and once served as a community focal point, anchoring the northeast section of Denver’s Park Hill 
neighborhood. Following the Holly’s destruction by arson in 2008, community leaders completed 
a process to redevelop a six-block area containing the approximately 2.6 acre site of the Holly and 
the immediate interfacing blocks. The first phases of this process included purchase of the Holly 
in April 2009 by ULC and removal and environmental abatement of the destroyed building. ULC 
worked directly with The Denver Foundation’s Strengthening Neighborhoods Program to support 
a group of committed neighborhood residents and stakeholders. This volunteer group formed 
HARP to give the community a direct and meaningful voice in the redevelopment of Holly Square. 
 
CURRENT OPPORTUNITY 
 
CLOSURE OF ROOTS ELEMENTARY SCHOOL 
 
Roots Elementary School (“Roots”) began 
operating in 2015 as a public charter school 
located at 3350 Hudson Street.   Roots’ 
leadership raised capital, including both 
secured and unsecured debt, to build and 
occupy an approximately 21,252sf building 
(the “Building”) and adjacent playground 
space.  The total land  area subject to a ground 
lease with ULC is approximately 1.24 acres 
(53,896sf) (the “Land”). 
 
On November 14, 2018, Roots’ leadership 
announced that the school would cease 
operations and will officially close at the end 
of the current 2018-19 academic year.  With 
the closure of the school, ULC, HARP, and SHVF 
(the primary lender to Roots, the “Lender”) must now identify a replacement building 
owner/operator.  The new owner is not required to operate a school within the building, but the 
new user must 1) have the financial capacity to purchase the building, and 2) be consistent with 
the HARP Vision Plan (described below). 
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BUILDING AND PROPERTY 
 
Together, the Building and the Land represent a unique opportunity within an established Denver 
neighborhood.  The two-story Building and the neighboring community organizations (including 
the Vickers Boys and Girls Club, the Hiawatha Davis Recreation Center, and the Pauline Robinson 
Branch of the Denver Public Library system), work together to serve the local community, and its 
children in particular.  The Building represents Phase 1 of an originally contemplated two-phase 
project.  Thus, the Land can accommodate an additional structure for expansion of the primary 
use, or to accommodate a second neighborhood-serving use. 
 
A new Building owner/occupant is anticipated to have full access to the Building as of July 
1, 2019. 
 
PARAMETERS 
 

• Financial Capacity 
 
The purchase price of the building is $5,600,000.  The purchaser must either have sufficient 
cash on hand to purchase the building, or show evidence of an active conversation with a 
lender to secure the necessary financing (e.g., term sheet, prequalification letter, et al). 
 

• Ground Lease 
ULC owns the land underlying the Building.  Roots has owned and operated the Building 
only and holds a leasehold interest in the real property via a 99-year renewable ground 
lease with ULC.  Any new owner of the Building will be required to enter into a new 
ground lease with ULC, pursuant to which the Building owner will pay an annual ground 
lease fee and property taxes, if any, and will agree not to transfer the Building to any 
unaffiliated third party without ULC’s prior written consent, and subject to a right of first 
refusal in favor of ULC to purchase the Building. 
 

• Community Support 
 
Once the Holly site was cleared in 2009, community leaders and ULC turned their eyes 
towards designing concepts for the site’s redevelopment that would be supported by the 
neighborhood. To help garner such support, HARP was established. These efforts resulted 
in the HARP Vision Plan, which was completed with extensive local community input and 
involvement.  HARP is a comprehensive effort to engage residents, community based 
groups and other stakeholders to address the area’s multiple issues simultaneously – in 
education, workforce development, and public safety.  Core participants include the 
following entities: 

 
• Local Northeast Park Hill residents 
• Urban Land Conservancy  
• City and County of Denver – Office of Economic Development  
• The Denver Foundation and Strengthening Neighborhoods  
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• HARP Steering Committee (stakeholders from the community) 
 

The general consensus of the community has been support for new uses aligned with 
recognizable public benefits, including but not limited to education, training, 
civic/institutional, heritage, conference and community gathering.  Some limited 
commercial and retail uses also garnered support.  Regardless of the final use, the 
community has strongly voiced its position that any use comply with the Vision Plan’s 
“Good Neighbor Principles.” These principles reflect the values and traditions of the 
neighborhood. ULC has committed to using the “Good Neighbor Principles” in selecting 
future Building owners/occupants.  The principles are included in the HARP Vision Plan 
Executive Summary Plan attached to this invitation.   
 
For additional information regarding the Holly redevelopment and HARP’s Good 
Neighbor Principles, please see Exhibit A attached hereto. 
 

REQUEST FOR STATEMENTS OF INTEREST (RFSI) 
 
Invitation: To address the goals and “Good Neighbor Principles” of the HARP Vision Plan, ULC, 
SHVP, and HARP are soliciting statements of interest from qualified partners and/or program 
cohorts that have the technical ability and financial capacity to develop new facilities and/or 
programs consistent with the HARP Vision Plan.  All RFSI responses will become the property of 
ULC and SHVF. 
 
Special Requirements:  

• Respondents must have the financial capacity to purchase the building outright. 
• Respondents should have demonstrated experience delivering programs, products and/or 

services in under-served communities. 
 
RFSI SUBMITTAL REQUIRED INFORMATION 
All statements shall be organized in the following manner:  
(a) Introduction: provide a letter of introduction on the entity’s letterhead transmitting all RFSI 

information, including name, address, telephone number and email address of the organization. 
Also provide the name and title of the individual authorized to negotiate written agreement 
terms and make binding commitments.   

(b) Professional Qualifications: provide the names of all personnel who will be assigned to work 
with ULC and SHVF, including education and previous experience.  

(c) Experience: provide a profile of organizational experience within the metro Denver area, 
including particular experience in Northeast Park Hill and/or within other similar communities. 

(d) Capacity, including: 
Financial capacity - Capital - Ability to obtain financing as well as sufficient capitalization for 
financing of building purchase and debt service. A certified financial audit (most current 
version available) and current Business Plan must be provided, as well as evidence of an active 
conversation with a lender (e.g., term sheet, prequalification letter, et al). 
Technical capacity - the ability of the organization to work with one or more partners to 
renovate the property, if needed, and to operate while meeting the Vision Plan’s Good 
Neighbor Principles. 
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Service Delivery Model - Description of the organization’s ability to deliver programs, 
products and/or services including management of all day to day activities, assets (including 
facilities), etc. 

(f) A minimum of three (3) business references, including name, address, and phone number, and 
type of services provided whom ULC may contact to verify information provided. 
 
Selection Criteria:  
Statements of Interest will be evaluated utilizing the following selection criteria: 
 
Alignment 
Consistency of the response to the goals, objectives and 
“Good Neighbor Principles” of the HARP Vision Plan.  
 
Capacity 
The ability of the respondent to access/secure financing 
and/or leverage resources required for the project. 
 
Collaboration and Partnership 
Experience and/or willingness to collaborate and build 
partnerships with neighboring campus users. 
 
Demonstrated Experience 
Proven experience in delivery of program, product and/or services. 
 
Selection Process:  
Upon review of the responses, ULC and SHVF will contact all respondents.  Those who showcase 
the financial capacity to purchase the Building while also best meeting HARP’s goals for 
partnering in reinvestment on the site will be asked to move to the next tier of cooperative efforts. 
At this time, the evaluation will largely be the result of the capacity of respondents, their required 
timeframes, and other unknown specifics.   
 
Next Steps: 
 
Negotiation 
ULC and SHVF are prepared to move forward with negotiations for a replacement building owner. 
It is ULC’s and SHVF’s intent to begin this process with selected partners by March 2019. ULC 
will retain ownership of the land in order to guarantee the long-term community benefit of the 
property. The final form of agreement between ULC and selected partners will depend upon the 
specifics of the selected ownership/debt service option negotiated. 
 
 
INQUIRIES and CLARIFICATIONS 
Prior to the submission deadline, ULC and SHVF will make every attempt to quickly provide 
responses to all inquiries and requests for clarifications.  All inquiries and requests for additional 
information and clarifications should be directed to: 
 

GOOD NEIGHBOR 
PRINCIPLES:  

1) Partnership and Collaboration 
2) Quality of Life 
3) Public Realm 
4) Compatibility 
5) Sustainable Design 
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Erin Clark 
Vice President of Master Site Development 
Urban Land Conservancy 
Phone:  720-699-0317 
Email: eclark@urbanlandc.org 
 
Sheila Wheeler 
Commercial Loan Officer 
Self-Help Credit Union/Ventures Fund 
Phone: 832-386-5914 
Email: sheila.wheeler@self-help.org  
 
SUBMISSION DEADLINE 
To be considered, interested parties must submit a complete response to this Request for 
Statements of Interest before 5pm Mountain Time on Friday, February 8, 2019. Each 
submittal must include one (1) digital and three (3) hard copies. RFSIs must be addressed and 
submitted to the following:   
 
Urban Land Conservancy 
1600 Downing Street, Suite 300 
Denver, CO 80218 
Attn:  Erin Clark, VP of Master Site Development 
eclark@urbanlandc.org  

mailto:eclark@urbanlandc.org
mailto:sheila.wheeler@self-help.org
mailto:eclark@urbanlandc.org
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EXECUTIVE SUMMARY 
The Urban Land Conservancy (ULC), a nonprofit place 
based real estate company, began a journey that would 
lead to the redevelopment of the former Holly Square 
Shopping Center (known as the “Holly”) when it 
purchased the site in  the Spring of 2009.  The Holly was 
built in the early 1950’s and was destroyed by arsonists 
in a gang related incident during May 2008.  For nearly 
half a century, it served as a community focal point, 
anchoring Denver’s Northeast Park Hill (NEPH) 
neighborhood; a vital commercial center, intentionally 
built within and surrounded by a planned community of 
modest single family homes.  

ULC purchased the property for $625,000, which included $50,000 of environmental 
remediation required to achieve a vacant site suitable for future redevelopment.  At the time, 
while rich in history and community pride, as Denver’s last African American majority 
neighborhood, NEPH struggled with a high single family home foreclosure rate,  a significant 
poverty rate of 29% (double the City’s average) and many underperforming local neighborhood 
public schools. 

The country was also in the middle of the recession brought on by the bursting of the housing 
bubble in 2007; it lasted until 2010. The downturn caused steep declines in economic activity, 
including availability of reinvestment dollars for projects like the strongly desired redevelopment 
of the Holly.   

Recognizing the enormous potential of the community revitalization prospects and the future 
opportunities in the unfortunate circumstances of the arson, ULC took on redevelopment of the 
Holly with up front support from partners at the City of Denver and The Denver Foundation.  In 
making its decision, ULC considered the Holly’s proximity to several existing community assets 
and service programs, including the HOPE Center, Skyland Park, Hiawatha Davis Recreation 
Center and Pauline Robinson Library, longtime youth-related groups and organizations and the 
demonstrated activism of the neighborhood:  local residents collected enough petition 
signatures as an act of concern about a proposed liquor store near the site to deter the new 
undesirable retail enterprise from opening in the already challenged neighborhood.

Unlike many commercial real estate businesses that develop in existing neighborhoods, ULC 
was committed to engaging the community in the decision making process for the 
redevelopment of the Holly.  In May 2009, ULC began working with the Denver Foundation’s 
Strengthening Neighborhoods Program (SN) to create a community visioning strategy for the 
vacant site.  SN was started in 1996 to build relationships with residents and support resident-
led projects in 10  partner communities, including NEPH.

The first few community meetings intentionally created the space for the community to work 
through its collective grief not only for the burning down of the Holly, but to also share the history 
of the Holly being a hub of successful small businesses and source of African American pride 
that over the years had become a home to less than desirable gang and drug activity.  
Neighborhood leaders and representatives of various community-based programs came 
together and formed the Holly Area Redevelopment Project (HARP) Steering Committee, which 
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in turn, through an open community process, hired professional planning consultants, 
community by design (cbd), to assist with the visioning process. 

The visioning process included a surveying of the community’s attitude regarding 
redevelopment of the Holly.  The intent of the survey(s) was to reach community consensus as 
to what best described the primary values of NEPH, so that those attributes could be 
incorporated into any reinvestment and future redevelopment of the site. The values were 
ultimately adopted and are today known as the five “Good Neighbor Principles”.  In addition to 
defining the “Good Neighbor Principles”, cbd led the community in designing a large scale area 
masterplan for new uses and programs which all aligned with the Good Neighbor Principles, at 
not only the Holly but across other properties within the surrounding six block neighborhood 
area adjacent to the Holly. The HARP masterplan defined a unified vision for several 
independent projects, all desired by the community stakeholders which might prove feasible to 
build in multiple phases of future neighborhood development. While several specific ideas for 
the Holly itself were generated according to input by the community stakeholders participating in 
the planning efforts, the general grouping of desired future uses for the Holly included:

• Educational facility/Charter School
• Wellness Center
• Heritage Center
• Training/Entrepreneurial Center
• Office/Non-Profit
• Conference Center

To better understand the community’s desire and support for future redevelopment, the 
community was also asked to provide input on the characteristics it would like to see included in 
any redevelopment.  The range of uses discussed included:

• Events/Festivals
• Teaching/Learning
• Educational/Entrepreneurial
• Training
• Public Spaces
• Public Art
• Cultural and Heritage

Since 2010, these neighborhood attributes and development themes have served as 
underpinnings to redevelopment at the Holly.  Several of the new desired uses and 
characteristics expressed by the community are currently located at the Holly.  These include: 

HARP USES

Vickers Boys and Girls Club Non-profit, Educational

Mi Casa Innovation Lab Training,Entrepreneurial

Roots Charter School Educational facility/Charter School

Impact Empowerment Group Office/Non-profit
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The Near North East Community Engagement School (NNECES) has recently proposed to 
begin operating a middle school at the Holly in 2017.  NNECES plans to offer classroom 
instruction at existing facilities within and around the Holly, including the Vickers Boys and Girls 
Club, HOPE Center and Pauline Robinson Library. 

HARP has also hosted a range of celebratory events over the course of the site’s 
redevelopment, including community BBQ’s, garden planting activities, street fairs and Denver 
Safe Summer events.  The first Holly Fair was held in April 2010 as part of the HARP Visioning 
process.  In July 2010, Nobel Peace Prize Winner Rigoberta Menchu attended a special event 
to bless an art mural project, the Holly Peace Courts, and Peace Pole project (remnants of the 
former shopping center structure remaining as iconic features at the site) organized by local 
non-profit Prodigal Son (now known as Impact Empowerment Group).   Another fair event was 
held in collaboration with Impact Empowerment Group in August 2015.    

Most Holly events have been held at the site’s outdoor public spaces.  While the Vickers Boys 
and Girls club includes 5,000 square feet of space intended for community use, there is still an 
unmet need for public indoor community space in the Holly, based on a lack of the Boys and 
Girls Club dedicated staffing and funding for management and scheduling of the space beyond 
regular operating hours.  The Boys and Girls Club’s community space is only available during 
the club’s operating hours (3 pm - 9 pm, Mon - Fri); such limited availability does not align with 
the desires of the community or the Good Neighbor Principles of the Vision Plan. This issue, 
and the sustainability of the HARP’s existing governance body, remain unresolved, with ULC 
sponsored real estate activity now substantially completed with the August 2016 opening of the 
Roots Charter School. 

HARP led during the seven distinct phases.  To date, over $12M has been invested into the 
Holly with over 60,000 square feet in two new buildings that provide space to the Vickers Boys 
and Girls, Roots Charter Elementary School and several non profit service providers that help 
stabilize and revitalize the quality of life in North East Park Hill. 

This close out report summarizes the major accomplishments of the seven phases of the Holly’s 
redevelopment.  It also celebrates the many accomplishments of the major HARP stakeholders 
- neighborhood residents, the HOPE Center, The Denver Foundation, and ULC staff - over the
last eight years.  Finally, it derives lessons learned from the project that are applicable to ULC’s
future investment projects.

Holly Good Neighbor Principles 

1. Partnership and Collaboration

2. Quality of Life

3. Public Realm

4. Compatibility

5. Sustainable Design
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