
I
n the world of planning, design, 
finance and development, park-
ing has become a necessary 
evil. You need parking to satisfy 
the demands of zoning and 

finance, and to attract customers to a 
multifamily project. But it adds huge 
costs (as much as $30,000 per space 
for structured parking) and gobbles 
up land and rentable space needed to 
create compact, walkable and vibrant 
communities. 

So what does the future look like? 
Some say driverless cars may elimi-
nate the need for parking, at least 
in the core. But that seems distant. 
Meanwhile ride-share services already 
have reduced demand for parking 

and revenues for 
operators. This is a 
time of transition. 
The challenge is to 
design and build 
communities that 
compete today, 
while planning 
for reduced park-
ing demand in the 
future. 

Apartment 
Appraisers & Con-
sultants, in conjunc-

tion with Apartment Insights, recently 
analyzed parking ratio trends in apart-
ment communities in metro Denver 
and presented the results to Urban 

Land Institute 
Colorado. At first 
blush, it appeared 
that recent park-
ing ratios had 
decreased signifi-
cantly compared to 
ratios before 2016, 
especially at high-
rise and midrise 
densities. 

On a per-unit 
basis, parking ratios 
decreased from 1.52 
to 1.31 spaces per 

unit for midrise construction and 1.24 
to 1.11 spaces per unit for high-rise 
construction. However, it appears that 

the difference resulted, in part, from 
changing unit mixes – specifically a 
preference for smaller, more affordable 
apartments. 

When analyzed on a per-bedroom 
basis, the change was much smaller, 
from 1.03 to 0.99 spaces per bed for 
midrise construction and 0.98 to 0.88 
spaces per bed for high-rise construc-
tion. While these numbers indicate 
a smaller change, they do verify the 
downward trend in parking ratios. 

Ever-increasing construction costs 
have moved ahead of rent growth, 
which puts pressure on the feasibility 
of new development. Developers must 

Please see Page 27

INSIDE

Real estate experts offer 2018 recaps and share 
forecasts for the 2019 multifamily market.

Market forecasts
Read about some of the biggest names in Colo-
rado affordable housing in these profile pieces.

Affordable housing 

PAGES 31-38

The rezoning in River North should be consid-
ered as a template for future rezoning efforts.

Rezoning success

PAGE 20

March 2019

Michael Leccese  
Executive director, 

Urban Land 
Institute Colorado

PAGES 4-10

What’s the future of parking 
for multifamily projects? 

Scott Rathbun  
Consultant, 
Apartment 

Appraisers & 
Consultants

D4 Urban
Denizen at Broadway Park is a mixed-use project with 275 apartments next to Regional Transportation District’s Alameda Station. Denizen used a progressive parking ratio and 
was designed to include parking that can be converted to retail as parking demand decreases in the future. 

https://crej.com/
http://www.signatureflip.com/sf01/article.aspx/?i=11594


March 2019 — Multifamily Properties Quarterly — Page 27www.crej.com

Market Trends

MULTIFAMILY CONSTRUCTION DELIVERED BY 
COMPLEX REQUIREMENTS EXPERTS SO YOU 
CAN FOCUS ON BUILDING YOUR BUSINESS.

catamountinc.com

X at Sloan’s, Denver

find ways to reduce costs. Parking, 
with its expensive price tag, is an easy 
target. It is likely that more developers 
will move toward lower parking ratios. 

Colorado developers already are 
getting creative about reducing the 
amount of parking needed, while 
still serving their customers, lenders 
and equity partners. New communi-
ties have included designated pick-up 
areas for ride-sharing services, reserved 
parking for car-share vehicles, bicycle-
sharing stations and subsidized transit 
passes for tenants in an attempt to 
mitigate the need for as much parking. 

Several apartment developers 
recently designed communities 
with little to no on-site parking and 
entered into contracts with nearby 
property owners to provide off-site 
parking, which can be reduced over 
time as demand decreases. Some 
new communities near Union Sta-
tion offer no parking to tenants who 
rent studios, with no negative effect 
on absorption to date. 

Even without driverless cars, tech-
nology may help resolve the parking 
conundrum. Automated garages are 
one such example. Basically, you pull 
your car into a tray and it is stacked 
with others, like Pez in a dispenser. 
This and other stacked parking solu-
tions have thus far been cost pro-

hibitive, but that dynamic may be 
changing.

Architecture firms also have started 
to develop prototype parking structures 
that can be converted to leasable space 
when parking demand subsides. The 
key design challenge is to eliminate the 
ramped floors that characterize most 
garages, possibly with smaller ramp 
links at the corners that later can be 
removed and replaced. 

Denver developers already have built 
some projects with future conver-
sion in mind. For example, consider 
D4 Urban’s Denizen at Broadway Park, 
a mixed-use project with 275 apart-
ments next to Regional Transportation 
District’s Alameda Station. Denizen 
used a progressive parking ratio and 
was designed by Kephart Architects to 
include parking that can be converted 
to retail as parking demand decreases 
in the future. 

Municipalities can be amenable to 
reducing parking requirements when 
developers request zoning variances, 
especially in core and transit-oriented 
development locations. But lenders and 
equity partners often are impediments 
to change because they don’t want to 
be the guinea pig as the market shifts.

Some municipalities have imposed 
parking maximums. For example, the 
city of Boulder does not allow more 
than one parking space per unit for 
multifamily development, which has 

not reduced development activity or 
tenant demand. Denver also is evalu-
ating an area near the 41st and Fox 
RTD station for parking maximums. 
Developers should consider embracing 
parking maximums, which could help 
convince their finance partners to be 
more progressive on parking. 

So how much parking is enough? 
Based on today’s market, it appears 
that, outside the heart of downtown, a 
ratio less than one space per unit may 
not be adequate. However, while there 

is no “magic ratio,” the traditional mac-
roeconomic law of demand applies to 
parking.

As developers provide fewer park-
ing options, parking can be unbundled 
and rents for the limited spaces can 
be increased to tamp down demand. 
Using price as a tool to control demand, 
coupled with transportation demand 
management to reduce parking needs, 
developers should be able to reduce 
parking ratios on new development 
throughout Denver’s urban core.
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condo construction defects. With the 
ongoing dearth of new condos in the 
pipeline, the multifamily industry con-
tinues to fill the need for attainable 
price-point housing.

A notable chapter in the economic 
story of 2018 was the wild move-

ment of rates toward the end of the 
year. Between Aug. 24 and Nov. 8, the 
10-year Treasury ran from 2.82 up to 
3.24 and caused some serious conster-
nation in the investment world. After 
the abrupt 42-basis point increase, 
rates dropped back down even more 
quickly to 2.56 at the start of this year 
– a drop of 68 basis points. Fortunately, 

as of late January, the Fed announced 
that it was going to wait patiently 
before making any more adjustments 
to the federal funds rate, which is 
hopefully an indicator that we will not 
see this type of unpredictable fluctua-
tion in rates in the near future.

All in all, 2018 marked another year 
of successful market indicators and 

strong transaction volume in the Den-
ver metro area. As we forge ahead into 
2019, cautious optimism prevails that 
the cycle will continue in a manner of 
steady-state growth. The first quarter 
is off to a good start with the available 
number of listings, and only time will 
tell if the rest of the year will follow 
suit. 
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