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SUMMARY REPORT.  
May Bonfils Stanton Theater Feasibility Study 
Keen Independent Research LLC  

Keen Independent Research LLC (Keen Independent) performed the 2019 May Bonfils Stanton 
Theater Feasibility Study for Westside Investment Partners, Denver Council District 2, Denver Arts 
& Venues and Bonfils-Stanton Foundation. This summary report provides an overview of the 
project and presents key findings. Supporting appendices explain the analyses performed in this 
study. 

Background 

The May Bonfils Stanton Theater has a long history, as described below.  

History of the Loretto Heights (Colorado Heights University) campus. The May Bonfils Stanton 
Theater is located on the closed Colorado Heights University campus in the Loretto Heights area of 
southwest Denver. This campus was founded in 1891 and became a private school named Loretto 
Heights Academy. In the 1980s, Teikyo University Group bought the campus and took over 
operations. The college eventually became known as Colorado Heights University. In 2016, Teikyo 
announced that it would close the school and subsequently sold it to Westside Investment Partners. 

Westside Investment Partners is currently working with the City and County of Denver to plan a new 
mixed-use housing, office space and entertainment development on the campus. 

History and conception of the May Bonfils Stanton Theater. The May Bonfils Stanton Theater is 
a 1,000-seat proscenium style theater that was originally dedicated in April 1963. It has been primarily 
used for graduation ceremonies, dances, recitals and conferences. Although currently closed to the 
public for rentals, it recently hosted the Colorado Symphony Orchestra for a one-night only event in 
October 2018. 

The theater’s namesake, May Bonfils, was the daughter of Frederick Gilmer Bonfils, principal owner 
of the Denver Post. As one of the heirs to the Bonfils fortune, she became a philanthropist in many 
areas benefitting Colorado. Promoting arts and culture in Colorado was one of her forms of 
philanthropy, and the Loretto Heights College was a beneficiary. 

Feasibility study. In January of 2019, Keen Independent was retained by the Bonfils-Stanton 
Foundation, Denver Council District 2, Westside Investment Partners and Denver Council District 2 
(Project Team) to conduct a feasibility study for the May Bonfils Stanton Theater. Theatre 
Consultants Collaborative, Victor Gotesman Performing Arts Facilities Planning and Venue Cost 
Consultants were subconsultants to Keen Independent (collectively, the “study team” for this 
project).  
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Feasibility study components include the following: 

¾ Inventory/analysis of existing and proposed southwest metro Denver area performing 
arts and entertainment venue capacity, demand, expected future market gaps and 
recommendations to fill that gap; 

¾ Analysis of current and proposed southwest metro Denver area performing arts 
companies’ demand and audience demand through the analysis of ticket sales and price 
points currently utilized; 

¾ Facilitate workshops, focus groups or interviews with performing arts organizations, 
concert promoters and other potential users to evaluate venue utilization; 

¾ Identify other types of uses — weddings, special events, etc. — that could support 
operational sustainability; 

¾ Establish conceptual program, character, demand and basic operational requirements 
for the venue; 

¾ Establish the building improvements and systems required for venue operations; 
¾ Develop operating revenue and cost structure recommendations for the venue(s) which 

maximize accessibility/affordability for community performing arts organizations and 
other users; and 

¾ Create an ownership and governance structure that makes for a sustainable theater 
operation.  

Market Area Demographics 

The May Bonfils Stanton Theater would serve a large and growing market area. Key demographic 
results are summarized below with supporting documentation in Appendix A. 

There is a large number of people living within the market areas for the theater. Keen 
Independent examined the 2017 population of different market areas for the theater: 

¾ There are over 250,000 people living within a 10-minute drive of the theater (the 
primary market area); 

¾ About 750,000 people live within a 20-minute drive (combined primary and secondary 
market area); and 

¾ There are over 3.3 million people residing within about a 30-minute drive (the tertiary 
market area, which also encompasses the primary and secondary market areas). 

Primary market is growing at a faster rate than national average. Between 2012 and 2017, the 
population of the primary market area grew at a rate of 1.3 percent per year. This outpaces the 
national average of 0.7 percent per year for the same time period. This growth trend is typical for the 
Denver metro area, which has seen substantial growth in the past fifteen years and is projected to 
grow by one-third between 2017 and 2050. 

Strong Hispanic and Latino presence in primary market. In 2017, 38 percent of the population of 
the primary market identified as Hispanic. 
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Secondary market is the highest income market area. In 2017, the median household income for 
the secondary market area was nearly $100,000. 

Entertainment spending in Denver metro area is higher than western average. Average annual 
entertainment spending in Denver is higher than the average annual entertainment spending of the 
western region of the United States.  

Competing Venues within the Marketplace 

The May Bonfils Stanton Theater is well positioned in the southwest Denver area marketplace and 
would fill a gap in the market for 1,000-seat theaters. Supporting documentation for these findings 
are in Appendix B. 

The theater is well positioned geographically to serve the southwest Denver metro area. The 
theater is located within the southwest Denver area, with few other performing arts venues of similar 
size, capacity and capability in that area. Nearby arts organizations reported renting theaters that are 
too small or farther away (driving 45 minutes or more). 

Competition from 800- to 1,000-seat performing arts venues in Denver is relatively low. The 
only nearby performing arts venue of similar size and capabilities has limited availability for new 
rental clients. Local arts organizations struggle to find an affordable similar-sized venue in the 
southwest Denver metro area. 

Denver is currently seeing an influx of new and proposed performing arts venues. Although the 
May Bonfils Stanton Theater has favorable positioning, threats to its future success are beginning to 
emerge. Proposed performing arts venues in Thorton, Northglenn, the RiNo District and at the 
Central Library could affect the theater’s utilization. 

Renovation 

The study team analyzed the current condition of the May Bonfils Stanton Theater and made 
recommendations for renovations. Note that the study team only evaluated the theater and did not 
evaluate any other facilities or spaces on the Loretto Heights campus. Further details can be found in 
Appendix D. 

The theater needs substantial renovation to restart operations. 

¾ The building needs upgrading in all areas including aesthetics and finishes. 
¾ Hazardous materials must be removed. 
¾ The number of public restroom facilities needs to nearly double to meet current 

industry standards. 
¾ Mechanical, electrical and plumbing systems may need replacing. 
¾ The community identified many of these needs without seeing the renovation study. 
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Theater technology is in poor condition and is out-of-date. 

¾ The theater needs new soft goods, lighting, audio and video systems. 
¾ Stage rigging system requires a significant upgrade and replacement of parts 
¾ Orchestra pit lift may need only maintenance and minor upgrading. 

Theater seating needs updating, and seats may need to be reduced to meet ADA standards. 

¾ The audience seating will need to be replaced in total. 
¾ The seat count may need to be reduced to approximately 850 to 900 seats to allow for 

increased seat widths and row-to-row spacing. Some former renters of the theater 
reported that their ideal theater would have 800-900 seats.  

Access and parking will need to be improved. 

¾ Accessing the loading dock by semi-trailer vehicles is difficult 
¾ Approximately 400 parking spaces are needed. This currently cannot be accommodated 

on campus. 
¾ Passenger elevators and handicap ramps will be necessary. 
¾ The community understands that there is a need to increase ADA compliance and 

accessibility. 

Many in the community wish to preserve the historical integrity of the building. The 
community has a nostalgic feeling towards the theater based on input from local residents. They 
recognize the theater’s architectural significance and want it preserved. 

Renovation Cost 

The study team also examined potential cost of renovation. Venue, the costs consultants for the 
study, prepared the estimates presented in Appendix E. Note that these are only estimates and may 
change depending on future project scope and methodology of construction procurement (City 
versus private procurement). Although this is a program-driven budget principally based on 
functional areas, Theatre Consultants Collaborative marked up existing building drawings to help 
determine renovation scope and layout.  

Methodology. Venue prepared a cost model based on the function of areas contained in the gross 
floor area program of the theater. Other building, performance equipment, acoustical and site 
conditions were also considered. Roof repair and parking construction costs are not included. 

Total estimated cost. The estimated total renovation cost is $22 million, in January 2021 bid dollars. 
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Operating Plan 

This section summarizes an operating model for a renovated May Bonfils Stanton Theater, and the 
pros and cons with utilizing this model. This plan for the theater can be found in Appendix F. 

Governance. The study team recommends that the entity that would govern the theater, studio 
spaces, administrative offices and other amenities located within the building would be responsible 
for the operation of the theater, mission oversight, policy formulation and control, finances, 
fundraising and planning. 

Programming should be curated to reflect the community the theater serves. The community 
desires a wide variety of artistic offerings that are culturally diverse and reflective of the 
demographics of the primary market. Therefore, the operating plan recommends a curatorial 
approach to the theater’s programming consisting of: 

¾ Performances by resident organizations; 
¾ Internal artistic and cultural programming produced by the governing entity; 
¾ Presented artistic programming that is imported into the theater; and 
¾ Rental events.  

Finances. The projected annual operating budget for this plan is about $1.2 million (in 2019 dollars). 
The pricing structure includes different rates for non-profit and for-profit rentals to make the theater 
more affordable for non-profit organizations (also desired by the local community).  

Income was estimated as being 65 percent earned income and 35 percent contributed income, which 
is a typical non-profit income model. This means that the theater will likely need some financial 
support from donations, grants, sponsorships and/or governmental entities.  

Limitations 

This report was prepared for the Project Team regarding feasibility of renovating and operating the 
May Bonfils Stanton Theater at Loretto Heights. This study may not be used for purposes other than 
that for which it was prepared.  

Keen Independent and its subconsultants are not responsible for inaccuracies in reporting by the 
Project Team, its representatives, the community or any other data source used in preparing or 
presenting this study. This report is based on information that was current as of June 21, 2019, and 
Keen Independent has not made any updates since this date. 

All physical programming, renovation recommendations and cost calculations are based on individual 
team member expertise and industry standards but have not been certified by a qualified engineer or 
architect. (Keen Independent and its subconsultants are not qualified engineers or architects.) 

This study is qualified in its entirety and should be considered within the context of these limitations, 
conditions and considerations. 
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APPENDIX A.  
Demographics and Market Analysis 

This appendix provides an overview of Denver Metropolitan Area population forecasts and describes 
the market area for the May Bonfils Stanton Theater. 

Denver Population Forecasts 

Keen Independent examined population forecasts for the Denver Metropolitan Area developed by 
the Colorado State Demography Office and by the Denver Regional Council of Governments 
(DRCOG).  

The State prepares forecasts for the Denver-Boulder Region, which consists of Adams, Arapahoe, 
Broomfield, Boulder, Denver, Douglas and Jefferson counties. The Denver Regional Council of 
Governments’ “regional” projection is for the Denver Transportation Management Area (TMA), 
which excludes eastern portions of Adams and Arapahoe counties, but includes a portion of Weld 
County. There is little difference in current population between these two definitions of the Denver 
Metropolitan Area (both estimate the 2017 population at about 3.2 million). 

Total population. The State forecasts the Denver Metropolitan Area population to grow from  
3.2 million people in 2017 to slightly more than 4.2 million by 2050, about a one-third increase in 
total residents. These forecasts indicate slower population growth, particularly between 2030 and 
2050, than recent rates.  

The State forecast suggests slower growth over this time period than the DRCOG projection, which 
shows population increasing to about 4.3 million by 2040. Between the two forecasts, Keen 
Independent used the State’s more conservative estimates. If the DRCOG projections are more 
accurate, the Denver Metropolitan Area will grow to 4.2 million people 10 years sooner. 

Figure 1-1 on the following page compares the Denver Metropolitan Area population in future years 
with the current population of other large metropolitan areas across the country. By 2030, the 
Denver Metropolitan Area will reach the current size of the Seattle and Minneapolis-St. Paul 
metropolitan areas. By 2050, the Denver Metropolitan Area will be about the same size as the current 
Boston and San Francisco-Oakland metropolitan areas. Each of these four metropolitan areas have 
similar educational profiles to the Denver area, which is a major determinant of per-capita attendance 
for the performing arts examined in this study. Therefore, examining current demand for performing 
arts in these cities is useful when thinking about the demand for performing arts as the Denver area 
grows.  

Figure 1-1 also shows that the 2050 Denver Metropolitan Area will likely remain substantially smaller 
than the current population of the Chicago; Dallas-Ft. Worth; Houston; Washington, D.C.; 
Philadelphia and Atlanta Metropolitan Areas (and New York and Los Angles Metro Areas, which are 
not shown). The Denver area will likely not reach current demand for performing arts in these 
markets by 2050, even with projected population growth.  
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Figure 1-1. 
Denver Metropolitan Area population, 2010-2050 

Source: State Demography Office, Colorado Department of Local Affairs and U.S. Census data for other metropolitan areas. 

Population by age in 2017. Another factor influencing demand for performing arts is the number 
of people by age. Figure 1-2 on the following page shows the age distribution for the Denver 
Metropolitan Area for 2017. The graph separates the population according to several different 
widely-recognized generation groups, beginning with the Silent Generation (born between 1925 and 
1945) to Generation Alpha (born in 2013 and later years). For certain ages of people in the Millennial 
generation, there were more than 50,000 residents living in the Denver Metropolitan Area. 

The Denver Metropolitan Area rapidly grew in the 1970s and 1980s largely due to net in-migration of 
Baby Boomers. Baby Boomers had children plus more young adults moved to the region, which now 
makes the Gen X, Millennial and Gen Z generations large segments of the local population. 
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Figure 1-2. 
Persons by age for the Denver Metropolitan Area, 2017 

Source: State Demography Office, Colorado Department of Local Affairs. 

27T27TPopulation by age in 2050.27T27T Figure 1-3 presents the projected age distribution for the  
Denver Metropolitan Area in 2050 based on the State Demography Office forecast for the region.  

Figure 1-3. 
Denver Metropolitan Area population by age, 2050 

Source: State Demography Office, Colorado Department of Local Affairs. 

In the 2050 population shown in Figure 1-3, Baby Boomers constitute those aged 86 and older and 
the Gen Z cohort represent the largest portion of the population. Note that Keen Independent 
shows a 20-year age cohort of people who will be born between 2030 and 2050 as “Beta Gen” (name 
invented to follow the “Alpha Gen” generation now being born).  
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Primary, Secondary and Tertiary Market Areas 

The following map shows the determined primary, secondary and tertiary market areas of the May 
Bonfils Stanton Theater based on estimated drive times within PUMA boundaries. PUMA 
demographic information is downloaded in geographic blocks that cannot be modified and do not fit 
precisely within drive time calculations. However, these blocks divide the geography enough to 
provide a clear picture of the demographic changes that occur as one moves farther away from the 
theater.  

Figure 1-4. 
May Bonfils Stanton Theater market area boundaries based on PUMA boundaries 

 
Source: Google maps, TravelTime Maps, IPUMS USA, Keen Independent Research. 

Figure 1-4 shows the market areas that are represented in the tables below. The primary market area 
is located within approximately one to 10 minutes of drive time and reflects the neighborhood 
surrounding the theater. The secondary market area includes the primary market area and other 
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neighborhoods within about 10 to 20 minutes of drive time of the theater. The tertiary market area 
includes the primary and secondary market areas plus those neighborhoods approximately 20 to 30 
minutes of drive time from the theater.  

Keen Independent describes elements of each market area in the following ways: 

¾ Annual growth; 
¾ Age groups; 
¾ Race and ethnicity; 
¾ Education; 
¾ Household income; and 
¾ Entertainment spending. 

Annual growth. Figure 1-5 below shows population, number of households and median household 
income for the theater’s market areas, Colorado and the United States. This figure also shows the 
annual percentage growth of population and households for each market area from 2012 to 2017.  

Figure 1-5. Overview of May Bonfils Stanton Theater market areas, Colorado and the United States 

 
Source: Keen Independent Research from 2012 and 2017 ACS Public Use Microdata sample. The 2012 and 2017 ACS raw data 

extracts were obtained through the IPUMS program of the MN Population Center: 36TUhttp://usa.ipums.org/usa/U36T.  

The theater’s market areas compared to statewide and countrywide data reveal that total households 
and population are growing at a faster rate than the United States. The theater’s primary and 
secondary market areas are growing faster than the state.  

Median household income in the primary market area is comparable to the median for the United 
States, but lower than Colorado. Median income for the secondary and tertiary markets areas is 
higher than the state and the country (considerably higher for the secondary market area). The 
wealthiest market area for the theater is approximately a 10 to 20-minute drive from the theater.  

Figure 1-5 also shows that median household income for the primary market was higher in 2017 than 
in 2012, the increase in median household income between these two years was even higher for the 
secondary market area. 

Year

2012
Population 231,839   691,668   3,146,621   5,187,582   313,914,040   
Households 89,410     294,377   896,201      1,996,089   115,969,580   
Median household income $ 65,000     $ 76,000     $ 70,000        $ 71,600        $ 64,200             

2017
Population 253,865   749,650   3,360,120   5,607,154   325,719,178   
Households 96,535     312,323   966,539      2,139,204   120,062,767   
Median household income $ 78,000     $ 99,500     $ 87,400        $ 87,000        $ 77,000             

Annual Growth
Population 1.8 % 1.6 % 1.3 % 1.6 % 0.7 %
Households 1.5 1.2 1.5 1.4 0.7

Colorado
United
States

Primary
market

Secondary
market

Tertiary
market

http://usa.ipums.org/usa/
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Age groups. Figure 1-6 shows population segmented by age for each market area in 2012 and 2017. 
Note that age groups are broken into five-year segments until age 25, which are then broken into ten-
year segments. Nationally, performing arts attendance is higher for older individuals.  

Figure 1-6. 
Population by age group, 2012 and 2017 

Source: Keen Independent Research from 2012 and 2017 ACS Public Use Microdata sample. The 2012 and 2017 ACS raw data 
extracts were obtained through the IPUMS program of the MN Population Center: 36Thttp://usa.ipums.org/usa/36T. 

Figure 1-6 reveals that the largest age group for all market areas is 25 to 34, making up more than  
15 percent of each market area in both 2012 and 2017.  
  

2012
Under 5 17,905     7.7 % 41,830     6.0 % 214,437      6.8 % 6.5 % 6.3 %
5-9 18,093     7.8 42,920     6.2 218,926      7.0 7.0 6.5
10-14 14,629     6.3 33,996     4.9 203,711      6.5 6.5 6.6
15-19 13,246     5.7 39,587     5.7 190,760      6.1 6.5 6.8
20-24 14,440     6.2 48,048     6.9 214,711      6.8 7.1 7.2
25-34 36,591     15.8 123,066   17.8 531,675      16.9 14.6 13.4
35-44 30,635     13.2 94,371     13.6 440,826      14.0 13.7 13.0
45-54 29,300     12.6 94,279     13.6 422,452      13.4 14.0 14.1
55-64 28,555     12.3 87,364     12.6 359,502      11.4 12.3 12.3
65-74 16,155     7.0 49,750     7.2 201,797      6.4 6.9 7.7
75-84 7,531       3.2 24,958     3.6 106,320      3.4 3.4 4.2
85 and older 4,759       2.1 11,499     1.7 41,504        1.3 1.4 1.9

Total 231,839   100.0  % 691,668   100.0  % 3,146,621   100.0  % 100.0 % 100.0 %

2017
Under 5 17,547     6.9 % 41,497     5.5 % 204,009      6.1 % 5.9 % 6.1 %
5-9 18,026     7.1 40,748     5.4 205,124      6.1 6.2 6.2
10-14 15,233     6.0 40,656     5.4 217,991      6.5 6.6 6.5
15-19 14,183     5.6 43,319     5.8 199,873      5.9 6.5 6.6
20-24 15,243     6.0 47,237     6.3 208,286      6.2 6.7 6.8
25-34 41,200     16.2 138,265   18.4 588,139      17.5 15.5 13.8
35-44 34,756     13.7 105,486   14.1 485,419      14.4 13.7 12.7
45-54 32,033     12.6 94,594     12.6 422,432      12.6 12.7 13.0
55-64 29,228     11.5 93,817     12.5 386,381      11.5 12.5 12.9
65-74 20,627     8.1 61,969     8.3 269,469      8.0 8.6 9.1
75-84 10,445     4.1 27,900     3.7 124,574      3.7 3.7 4.6
85 and older 5,344       2.1 14,162     1.9 48,423        1.4 1.5 1.9

Total 253,865   100.0  % 749,650   100.0  % 3,360,120   100.0  % 100.0 % 100.0 %

Tertiary market Colorado United StatesPrimary market Secondary market

http://usa.ipums.org/usa/
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Race and ethnicity. Figure 1-7 shows the population of each market area by race and ethnicity. Note 
that people of any race could also identify as Hispanic. 

Figure 1-7. 
Population by race and ethnicity, 2017 

 
Source: Keen Independent Research from 2012 and 2017 ACS Public Use Microdata sample. The 2012 and 2017 ACS raw  

data extracts were obtained through the IPUMS program of the MN Population Center: 36Thttp://usa.ipums.org/usa/ 36T. 

In 2017, 38 percent of individuals in the primary market area and 24 percent of individuals in the 
secondary market area identified as Hispanic. 

Education. Figure 1-8 shows educational attainment of individuals age 25 and older. Nationally, 
performing arts attendance is higher for those with more formal education.  

Figure 1-8. 
Population age 25+ by educational attainment 

 
Source: Keen Independent Research from 2012 and 2017 ACS Public Use Microdata sample. The 2012 and 2017 ACS raw data 

extracts were obtained through the IPUMS program of the MN Population Center: 36Thttp://usa.ipums.org/usa/36T. 

White 221,469   87.2 % 648,348    86.5 % 2,585,569    76.9 %
Asian American 10,461     4.1 28,564      3.8 125,570        3.7
African American 5,504       2.2 17,366      2.3 302,875        9.0
Native American 1,291       0.5 8,752         1.2 59,907          1.8
Pacific Islander 1,308       0.5 1,698         0.2 4,747            0.1
Other 9,873       3.9 27,725      3.7 162,540        4.8
Two or more races 3,959       1.6 17,197      2.3 118,912        3.5

Total 253,865   100.0  % 749,650   100.0  % 3,360,120   100.0  %

Hispanic (of any race) 95,766     37.7 % 179,173    % 23.9 % 958,692        28.5 %

Primary
market

Secondary
market

Tertiary
market

Year

2012
Less than high school 28,281     18.4 % 50,364     10.4 % 274,425      13.0 %
High school diploma 38,165     24.9 89,832     18.5 479,968      22.8
Some college, no degree 30,869     20.1 92,194     19.0 437,846      20.8
Associate degree 9,982       6.5 32,644     6.7 164,086      7.8
Bachelors degree 30,809     20.1 139,099   28.7 467,007      22.2
Graduate degree 15,420     10.0 81,154     16.7 280,744      13.3

Total 153,526   100.0   % 485,287   100.0   % 2,104,076   100.0   %

2017
Less than high school 30,454     17.5 % 48,993     9.1 % 259,171      11.1 %
High school diploma 42,837     24.7 96,425     18.0 534,528      23.0
Some college, no degree 33,129     19.1 90,220     16.8 460,526      19.8
Associate degree 10,117     5.8 32,714     6.1 165,790      7.1
Bachelors degree 37,698     21.7 161,679   30.2 558,132      24.0
Graduate degree 19,398     11.2 106,162   19.8 346,690      14.9

Total 173,633   100.0   % 536,193   100.0   % 2,324,837   100.0   %

Primary
market

Secondary
market

Tertiary
market

http://usa.ipums.org/usa/
http://usa.ipums.org/usa/
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More than one-half of the population of the primary market area ages 25 and older has at least some 
college education.  However, more than 40 percent of the primary market area had a high school 
education or less in 2017. When examining the secondary and tertiary market areas, relatively more 
people have high levels of educational attainment. 

Figures 1-8 also shows that the share of people 25 and older who have more than a high school 
diploma increased from 2012 to 2017.  

Household income. Figure 1-9 shows number of households segmented by household income for 
all market areas. In 2017, the secondary market area had a large percentage of households with 
incomes of more than $100,000 (38%). There were nearly 50,000 households that had incomes of 
$200,000 or more in the secondary market area in 2017.  

Figure 1-9. 
Number of households segmented by household income 

 
Source: Keen Independent Research from 2012 and 2017 ACS Public Use Microdata sample. The 2012 and 2017 ACS raw data 

extracts were obtained through the IPUMS program of the MN Population Center: 36Thttp://usa.ipums.org/usa/36T. 

  

Year

2012
$25,000 or less 25,953   29.0 % 60,612     20.6 % 172,698   19.3 % 20.1     % 23.6     %
$25,000 to $50,000 22,073   24.7 65,116     22.1 206,843   23.1 23.0     23.0     
$50,000 to $75,000 14,370   16.1 48,896     16.6 155,312   17.3 16.6     16.4     
$75,000 to $100,000 10,125   11.3 36,061     12.3 121,077   13.5 12.6     11.2     
$100,000 to $200,000 11,761   13.2 54,577     18.5 165,080   18.4 17.6     15.1     
$200,000 or more 5,128     5.7 29,114     9.9 75,191     8.4 10.2     10.8     

Total 89,410   100.0   % 294,377   100.0   % 896,201   100.0   % 100.0   % 100.0   %

2017
$25,000 or less 18,486   19.2 % 46,505     14.9 % 136,572   14.1 % 15.5     % 19.8     %
$25,000 to $50,000 23,825   24.7 59,716     19.1 190,408   19.7 19.7     20.9     
$50,000 to $75,000 18,332   19.0 51,440     16.5 164,602   17.0 16.6     16.1     
$75,000 to $100,000 10,571   11.0 36,105     11.6 131,933   13.7 13.0     11.8     
$100,000 to $200,000 17,222   17.8 70,210     22.5 224,914   23.3 22.4     18.7     
$200,000 or more 8,099     8.4 48,348     15.5 118,111   12.2 12.9     12.8     

Total 96,535   100.0   % 312,323   100.0   % 966,539   100.0   % 100.0   % 100.0   %

United 
States

Primary
market

Secondary
market

Tertiary
market Colorado

http://usa.ipums.org/usa/
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Entertainment spending. Figure 1-10 below shows entertainment spending for the western region 
of the United States (West) and Denver Metropolitan Statistical Area (Denver MSA). The West 
includes Alaska, Arizona, California, Colorado, Hawaii, Idaho, Montana, Nevada, New Mexico, 
Oregon, Utah, Washington and Wyoming.  

Fees and admissions make up 26 percent of annual entertainment spending for households in the 
West. Average entertainment spending in the Denver MSA is higher than the average in the West. 

Figure 1-10. 
Per household average annual entertainment spending  
for the West and Denver MSA, 2016-2017 

 
Source: Keen Independent Research from Consumer  

Expenditure Survey 2016-2017. The 2016-2017  
Consumer Expenditure Survey data extracts were  
obtained through the Bureau of Labor Statistics. 
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Figure 1-11 indicates the average spending on fees and admissions, a component of total household 
entertainment spending, by household income. Data are for western states.  

Figure 1-11. 
Average annual expenditures on entertainment fees  
and admissions for the West by household income, 
2016-2017 

 
Source: Keen Independent Research from Consumer Expenditure  

Survey 2016-2017. The 2016-2017 Consumer Expenditure  
Survey data extracts were obtained through the  
Bureau of Labor Statistics. 

Figure 1-11 indicates that spending on fees and admissions increases for households with higher 
incomes. This is important when considering the incomes for households in the theater market areas 
in Figure 1-9. 

Household income
before taxes

$15,000 to $19,999 $ 215
$20,000 to $29,999 328
$30,000 to $39,999 437
$40,000 to $49,999 513
$50,000 to $69,999 710
$70,000 and more 1,584

Average spending on
fees and admissions
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Appendix B.  
Competition in the Marketplace 

Appendix B examines potential competitors of the May Bonfils Stanton Theater in the Denver 
marketplace. Figure 2-1 is a map of theaters and performing arts venues in the southern half of the 
Denver area. The May Bonfils Stanton Theater is indicated by the yellow star icon.  

Figure 2-1. 
Map of performing arts venues near the May Bonfils Stanton Theater 

 
Source: Keen Independent Research, Google Maps. 

Figure 2-2 on the following three pages provides a detailed list of venues in the greater Denver 
Metropolitan area, some of which are reflected in Figure 2-1. These venues are sorted by seating 
capacity.  

May Bonfils Stanton Theater 
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Figure 2-2. 
May Bonfils Stanton Theater competitors  

 
Source: Keen Independent Research.  

Venue name

Sports Authority Field at Mile High 76,125 Stadium
Folsom Field 53,613 Stadium
Coors Field 50,398 Stadium
Falcon Stadium 46,692 Stadium
Dick's Sporting Goods Park 27,000 Stadium
Pepsi Center 21,000 Stadium
Fiddler's Green Amphitheatre 18,000 Amphitheater
Denver Coliseum 10,500 Stadium
Red Rocks Amphitheatre 9,450 Amphitheater
World Arena 9,000 Stadium
Colorado State Fair Events Center 8,225 Event Venue
Magness Arena 8,000 Stadium
Levitt Pavilion Denver 7,500 Amphitheater
Budweiser Events Center 7,200 Stadium
1st Bank Center 7,000 Stadium
Denver Performing Arts Complex Other

Sculpture Park 7,000 Outdoor Venue
Buell Theatre 2,839 Theater
Boettcher Concert Hall 2,679 Theater
Ellie Caulkins Opera House 2,200 Theater
The Galleria 2,000 Outdoor Venue
Stage Theatre 750 Theater
The Studio Loft 500 Theater
Chambers Grant Salon 400 Theater
Space Theatre 380 Theater
Ricketson Theatre 250 Theater
Garner Galleria Theatre 213 Theater
The Galleria Tent 200 Event Venue
Jones Theatre 196 Theater
Conservatory Theatre 185 Theater
1245 Champa Studio 150 Event Venue
Nathaniel Merrill Founders Room 50 Event Venue

National Western Events Center Event Venue
Events Center 6,700 Event Venue
Stadium Arena 5,200 Stadium
NW Club 200 Event Venue
Coors Art Room 150 Event Venue
Centennial Room 120 Event Venue

Bellco Theatre Theater
Main Stage 5,000 Theater

Mile High Ballroom 5,000 Theater
The Mission Ballroom 2,200-3,950 Theater
Fillmore Auditorium 3,700 Theater
Exdo Event Center 3,500 Event Venue
Four Seasons Ballroom 3,500 Ballroom
Glitter Dome Event Center 3,000 Event Center
Parker Arts Culture & Events Other

Ampitheatre 3,000 Amphitheater
Main Stage 500 Theater
Ruth Chapel 80 Other

Venue typeSeating capacity
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Figure 2-2. 
May Bonfils Stanton Theater competitors (cont.) 

 
Source: Keen Independent Research.  

Venue name

City Hall 2,500 Event Venue
Macky Auditorium Auditorium

Main Stage 2,040 Theater
Pikes Peak Center Other

Main Stage 2,000 Theater
Paramount Theater Theater

Fixed 1,800 Theater
Downstairs 1,200 Theater
Upstairs 660 Theater
Bottom space 400 Theater

Ogden Theatre 1,600 Theater
Lakewood Heritage Center Other

Ampitheatre 1,500 Amphitheater
Visitor center 150 Other
Lawn Space in front of Barn 150 Outdoor Venue
Barn Space 25 Other

Proposed Thornton Theater 500-1,500 Theater
The Arvada Center Theater

Ampitheatre 1,500 Amphitheater
Main Stage 526 Theater
Black box 200 Theater

Chautauqua Auditorium 1,300 Theater
Gothic Theatre 1,100 Theater
McNichols Building 1,060 Other
Mary Rippon Outdoor Theatre 1,004 Theater
Cervantes Masterpiece 1,000 Theater

Other Side 400 Theater
Newman Center for the Performing Arts Theater

Gates Concert Hall 971 Theater
Black Box Theatre 385 Theater
Recital Hall 80 Theater

May Bonfils Stanton Theater 921 Theater
Boulder Theater 850 Theater
The Oriental Theater Theater

Main Stage 700 Theater
Fox Theatre 625 Other
Performing Arts Complex at PCS Theater

Main Stage 600 Theater
Rocky Mountain Performing Arts Center 600 Theater
Yates Theater - Denver 600 Theater
Bluebird Theater 550 Theater
Mile High Station 550 Event Venue
Vilar Performing Arts Center 530 Theater
Marquis Theater 500 Theater
Smokestack 40 (proposed) 500 Theater
Lone Tree Arts Center Theater

Main Stage 480 Theater
Outdoor Venue 350 Outdoor Venue
Event Hall 200 Event Venue

The Rialto Theater 446 Theater

Venue typeSeating capacity
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Figure 2-2. 
May Bonfils Stanton Theater competitors (cont.) 

 
Source: Keen Independent Research 

  

Venue name

Central Library Auditorium 400 Theater
Staenberg-Loup Jewish Community Center Other

Main Stage 400 Theater
Black Box Theatre 100 Theater

Byron Theatre 350 Theater
Denver Civic Theatre Theater

Mainstage 325 Theater
Cabaret 100 Theater

D L Parsons Theatre 320 Theater
Lakewood Cultural Center 320 Theater
Daniels Hall 300 Theater
Foote Lagoon Amphitheater 300 Amphitheater
Joy Burns Plaza 300 Event Venue
Longmont Theatre 300 Theater
Midtown Arts Center Theater

Ballroom 300 Theater
The Dinner Theater 236 Theater
Grand Hall 200 Theater
Theatre One 200 Theater

Norma & Lynn Hammond Amphitheater 300 Amphitheater
The Armory Performing Arts Center Other

Main Stage 300 Theater
Aurora Fox Theatre Theater

Main Stage 270 Theater
Studio 70 Theater

Sharp Auditorium 266 Theater
Town Hall Arts Center Other

Main Stage 260 Theater
Cleo Parker Robinson Dance 240 Amphitheater
Hamilton Family Recital Hall 224 Theater
Union Colony Civic Theater 214 Theater
Schoolhouse Theater 200 Theater
The Bug Theatre 185 Theater
Curious Theatre Company 180 Theater
Instrumental Rehearsal Hall 160 Theater
Vocal Rehearsal Hall 120 Theater
Williams Salon 89 Theater
Spencer Reception Room 60 Event Venue
Dangerous Theater 45 Theater
Future Northglenn Venue Other

Seating capacity Venue type
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Figure 2-1 shows a high concentration of performing arts venues in the downtown Denver area 
(towards the top), but there are fewer venue options as one moves south toward the theater. The 
three closest performing arts venues to the theater are: 

¾ Levitt Pavilion Denver, a 7,500-seat amphitheater;  
¾ Daniels Hall, a 300-seat venue; and  
¾ Gothic Theater, a 1,100-seat venue.  

Each of these three venues is about a ten-minute drive east of the theater. Levitt Pavilion is a larger 
venue and Daniels Hall is a smaller venue than May Bonfils Stanton Theater when comparing seating 
capacities. Although Gothic Theatre has a similar seating capacity to the theater, it is primarily a 
music venue.  

Another similar performing arts venue, which is about a fifteen-minute drive east of the theater, is 
the 971-seat Gates Concert Halls at the Newman Center for the Performing Arts at the University of 
Denver. However, they have limited availability for new rental clients.  

The Town Hall Arts Center, a thirteen-minute drive south of the theater, only has a 250-seat 
capacity.  

Based on this research, there is very little competition from thousand-seat performing arts venues 
within a fifteen-minute drive of the theater. More broadly, there is little competition from thousand-
seat performing arts venues throughout the metro Denver area based on the analysis of venues in 
Figure 2-2. 
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APPENDIX C.  
Qualitative Analysis 

This appendix presents qualitative information that the Keen Independent study team collected as 
part of its feasibility study for the May Bonfils Stanton Theater. The analysis of this data is divided 
into five parts. 

1. Workshop 1 — Analysis of Public Comments; 

2. Workshop 2 — Analysis of Arts Community; 

3. Workshop 3 — Analysis of Arts Community; 

4. Analysis of phone interview comments; and 

5. Analysis of study email and hotline comments. 

The analysis of Workshop 1 analysis begins on the following page; the Workshop 2 analysis begins 
on page 13; the Workshop 3 analysis begins on page 21; the analysis of phone interview comments 
begins on page 25; and the analysis of the study email and hotline comments begins on page 31 of 
this appendix. 

  



KEEN INDEPENDENT — MAY BONFILS STANTON THEATER FEASIBILITY STUDY APPENDIX C, PAGE 2 

APPENDIX C-1 
Workshop 1 — Analysis of Public Comments 

This part of the appendix contains information that Keen Independent collected as part of its 
facilitation of a community workshop with 200+ people. The analysis from Workshop 1 organized 
into six parts: 

A-1. Summary;  

B-1. May Bonfils Stanton Theater community and character;  

C-1. Potential events/performances, demand and partnerships;  

D-1. Future success of the May Bonfils Stanton Theater;  

E-1. Challenges that might impact the theater’s success; and  

F-1. Other comments, insights and recommendations.  

A-1. Summary  

Keen Independent conducted a workshop with attendees of the January 15th community meeting at 
Loretto Heights. The workshop included many community stakeholders. Participants were presented 
with four series of questions regarding the feasibility of the May Bonfils Stanton Theater (see 
sections B through E).  

Participants agreed that both the theater and its community are unique. Many cited the theater’s size, 
acoustics and location as its distinguishing features. Others noted that its diverse community 
contributes to what makes it special. Nearly all participants agreed that there is broad demand for the 
theater and that it is well-suited for a wide range of events, including performing arts, dance and 
citizenship classes, various ceremonies, and others. Participants discussed possible partnership 
opportunities with a range of public and private organizations. Participants generally agreed that 
frequent, diverse and inclusive performances and events are important to the success of the May 
Bonfils Stanton Theater. Several noted that the theater has potential to fulfill Southwest Denver’s 
need for an arts venue.  

Necessary renovations and lack of convenient access/parking were mentioned frequently by 
workshop participants when asked about challenges that could impact the theater’s success. Some 
indicated that the theater’s surrounding areas are a potential barrier to its success. For instance, one 
participant described the nearby areas as “less than desirable.” Another described some surrounding 
neighborhoods as “rotting.”  

Many participants suggested that the theater could improve if it were to expand to become a multiuse 
facility. One participant offered that a similar arts center might be a good model for a future, 
multiuse May Bonfils Stanton Theater.  
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B-1. May Bonfils Stanton Theater Community and Character  

Keen Independent asked workshop participants about their memories of the May Bonfils Stanton 
Theater and its impact on the community. Topics included:  

¾ How the theater is remembered;  
¾ Character of the theater;  
¾ What makes the theater special; and  
¾ What makes the community unique.  

How the theater is remembered. Participants were asked how they remember the theater. Some 
recalled the various performances, ceremonies and other events at the theater. Comments include:  

¾ Regarding how they remember the theater, a workshop participant stated,  
“I remember ESL graduations and great citizenship ceremonies.” [#WC-09]  

¾ A workshop participant reported that they remember the theater for its “Japanese 
drummers” performance. [#WC-03]  

¾ One individual commented that they attended a ballet at May Bonfils Stanton Theater. 
[#WC-10]  

¾ Another workshop participant reported remembering specific performances. [#WC-01]  

Some shared personal memories of the theater.  

¾ One workshop participant reported that they remember the theater “fondly” because 
they graduated from the theater department. [#WC-16]  

¾ Another commented that they remember the theater for the plays and activities they 
participated in as a student at Loretto Heights College. [#WC-13]  

¾ One workshop participant commented that the theater is an “elegant place of culture… 
entertainment and community.” [#WC-11]  

Character of the theater. Participants were asked about the theater’s character. Many described the 
theater’s character as distinguished, in part due to its size and location. Participants described the 
theater as “historical,” “wonderful” and “iconic”. [eg. #WC-10, #WC-11, #WC-14] Other 
comments include: 

¾ A workshop participant described the theater as a “unique, large venue.” She added, 
“[It’s] just a cool, funky space that is underutilized! Save it!” [#WC-08]  

¾ One workshop participant stated, “The mid-century aspect and clean lines of the 
theater are an asset as well as its setting with a spectacular view of the front range.” 
[#WC-05]  
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Others indicated that the theater’s character is personable. For example:  

¾ One individual stated that the theater is a “small, intimate venue.” [#WC-03]  

¾ Another described the character of the theater as “comfortable.” [#WC-01]  

¾ One workshop participant commented that the theater’s “neighborhood participation” 
is its character. [#WC-13]  

What makes the theater special. Participants were asked what makes the theater special.  
Many discussed the theater’s structure and overall draw. Comments include:  

¾ Several participants reported that the comfortable size of the theater makes it special. 
[#WC-01, #WC-13, #WC-14] 

¾ One workshop participant reported the theater’s fly system, location and uniqueness. 
[#WC-14] 

¾ A workshop participant stated that historic sites and educational sites make the theater 
special. [#WC-07]  

¾ One workshop participant commented that “everything” about the theater makes it 
special and described it as “[their] home.” [#WC-15]  

¾ Another participant stated that the theater is “intimate and classy.” [#WC-03]  

¾ Another workshop participant described the theater’s character as “welcoming.” 
[#WC-09]  

¾ A workshop participant stated that it “has huge potential to keep the arts alive” in the 
community’s “failing public schools.” [#WC-11]  

¾ Some noted that the theater’s acoustics make it special. [#WC-01] 
One workshop participant commented, “The current auditorium is a wonderful facility, 
location wise, acoustically and functionally …. It definitely must be preserved.” [#WC-
12]  

¾ Several other participants noted that the theater’s location makes it special. [e.g., #WC-
12, #WC-14, #WC-74]  
One workshop participant commented that the theater is special because it is “centrally 
located [with] easy access.” [#WC-16]  
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What makes the community unique. Participants discussed why the theater’s surrounding 
community is unique. Many cited cultural diversity as a reason for its uniqueness. For example:  

¾ A workshop participant commented that the theater’s “people” are what make it 
unique. [#WC-14]  

¾ Another workshop participant described the community as a, “middle class, blue collar-
professional mix,” and a “mix of white, Asian [and] Hispanic.” [#WC-01]  

¾ One workshop participant stated, “The large Hispanic and Vietnamese populations … 
live and thrive.” [#WC-09]  

¾ A workshop participant remarked that the community’s “history [and] diversity” make 
it unique. [#WC-10]  

¾ Another participant commented, “Diversity, devotion and respect for Loretto [make it 
unique].” [#WC-13]  

¾ A workshop participant commented that, “[The community is] so diverse [with] 
restaurants and cultural performances.” [#WC-03]  

C-1. Potential Events/Performances, Demand and Partnerships 

Keen Independent asked workshop participants about events/performances they could see taking 
place at the May Bonfils Stanton Theater and whether organizations might be interested in using or 
partnering with the theater. Topics included:  

¾ Types of events/performances ideal for the theater;  
¾ Whether there is demand for the theater; and  
¾ Whether there are organizations that would be interested in using the theater.  

Types of events/performances ideal for the theater.27T Participants were asked about 
events/performances that they could see taking place at the theater. Nearly all workshop participants 
indicated that the theater is ideal for the performing arts. [e.g., #WC-19, #WC-27, #WC-28,  
#WC-29] For instance:  

¾ One workshop participant commented that they could see “Broadway [and] off 
Broadway community shows” taking place at the theater. [#WC-33]  

¾ Two commented that they could see youth-focused events such as “children’s theater 
[and] local musical acts” taking place at the theater. [#WC-20, #WC-31]  

¾ Many participants reported that they could see choir, dance, plays, concerts, 
symphonies, “traditional plays” and improv taking place at the theater. [#WC-01, 
#WC-21, #WC-25, #WC-39, #WC-45, #WC-50]  

¾ One workshop participant reported that they could see “drama [and] eclectic music.” 
[#WC-40] 
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¾ Another participant reported that “all performances, [including] music, art, theatre 
[and] comedy” are ideal events for the theater. [#WC-46] 

¾ One individual reported that there “could be anything,” including “theater, orchestra 
[and] recital” performed at the theater. [#WC-44] 

¾ A workshop participant reported that they could see “family [and] children’s 
dance/fitness classes” as well as “formal productions” going into the theater. They 
added, “I think an arts consortium that oversees many local theatres, music groups, 
fitness trainers, [etcetera], would be ideal.” [#WC-42] 

¾ A workshop participant reported that they could see performances by a local theater 
company taking place at the theater. [#WC-37]  

Many also indicated that the theater is well suited for other events and ceremonies, including classes 
and lectures. [e.g., #WC-20, #WC-45, #WC-46, #WC-50] Several noted that the theater could be 
used for graduation ceremonies. For example:  

¾ When asked what types of events/performances they could see taking place the theater, 
a workshop participant responded, “More graduations, citizenship classes, symphonies 
[and] ballet performances.” [#WC-27]  

¾ One individual stated, “[I] would like to see the theater used for the surrounding 
schools … to hold performances and graduation ceremonies.” [#WC-29]  

¾ Another participant reported that they could see “yoga and lecture series” taking place 
at the theater. [#WC-34]  

¾ A workshop participant reported that they could see “dance, music [and also] large 
school events” taking place at the theater. [#WC-41] 

Whether there is demand for the theater. Participants discussed whether there is a demand for 
the theater. Nearly all participants reported that there is broad demand for the theater. [e.g., #WC-20, 
#WC-25, #WC-26, #WC-27] Several indicated that the theater’s ideal size is part of its appeal. 
Comments include: 

¾ One workshop participant stated, “Demand from the community can be seen as it 
grows, and there is no other theater of this type or scale in the surrounding area.” 
[#WC-17]  

¾ A workshop participant stated that “there seems to be demand for music that doesn’t 
necessarily fill [a] larger theater.” He added that there are “not a ton of small venues 
with eclectic music [and] dance.” [#WC-40] 

¾ Another workshop participant stated, “Yes! It’s such a nice space.” [#WC-45] 

¾ One workshop participant stated, “Yes, Denver doesn’t have any other venues this 
size.” [#WC-28]  
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¾ A workshop participant reported that “there is a demand locally.” [#WC-33]  

¾ Some workshop participants noted specifically what is in demand. For example, one 
workshop participant indicated that there is a demand for drama. [#WC-22] 
Another workshop participant indicated that there is a demand for “classical music” at 
the theater. [#WC-19]  

¾ Some workshop participants indicated that local awareness of the theater needs to be 
improved to increase demand. [e.g., #WC-44, #WC-71, #WC-78]  
One participant stated that there is not enough demand for the theater because it is 
“not advertised … broadly enough.” [#WC-36]  

Whether there are organizations that would be interested in using the theater. Participants 
discussed whether organizations are interested in using the theater. Many reported that there are 
organizations, both public and private, that might have interest in using the theater. Comments 
include:  

¾ A workshop participant commented that “partnerships with dance-theater [and] 
repertoire groups” could add “a draw” to the theater. [#WC-24]  

¾ A workshop participant indicated that certain nonprofit organizations might be 
interested in using the theater. [#WC-18]  

¾ One individual stated, “I think performing arts orgs from the entire Denver area could 
use the theater.” [#WC-28] 

¾ A workshop participant indicated that there is demand from a Denver ballet 
organization. [#WC-41]  

¾ Another workshop participant indicated that a Denver school might be interested in 
using or partnering with the theater. [#WC-30]  

¾ One workshop participant indicated that a storytelling nonprofit might be interested in 
using the theater. [#WC-19]  

¾ A workshop participant mentioned a potential funder who has a desire to help fund an 
arts-related initiative. [#WC-35] 

¾ A workshop participant noted that a Denver recreation center would be supportive. 
[#WC-34] 

¾ Another workshop participant indicated that a non-local theater company could use the 
theater as an “extension.” [#WC-01]  

¾ Some participants indicated that local arts center might be interested in partnering with 
the May Bonfils Stanton Theater. [e.g., #WC-04, #W-19] 
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¾ Two participants reported that a performing arts organization for disabled performers 
would be interested in using the theater. [#WC-37, #WC-45]  

¾ Other participants reported that local music schools might be interested in using the 
theater. [e.g., #WC-46, #WC-40]  

¾ A few participants reported that choir organizations might be interested in using the 
theater. [e.g., #WC-01, #WC-22, #WC-44]  

¾ Some participants noted that nearby schools might be interested in using the theater. 
[e.g. #WC-39]  
Another workshop participant commented that “nearby schools [could] have 
performances in the theater.” [#WC-43]  

¾ Another participant suggested, “Find a corporate sponsor … someone with deep 
pockets for advertisement.” [#WC-23]  

¾ One participant reported, “Not right now.” They indicated that organizations would 
not be interested in using the theater in its current state. [#WC-27]  

D-1. Future Success of the May Bonfils Stanton Theater  

Keen Independent asked workshop participants about the future of the May Bonfils Stanton Theater. 
Topics discussed were:  

¾ Defining a successful May Bonfils Stanton Theater; and  
¾ Ten-year impact of theater on community.  

Defining a successful May Bonfils Stanton Theater.27T Participants gave input on how they would 
define a successful May Bonfils Stanton Theater.  

¾ Many indicated that a successful theater is one that brings its community together. [e.g., 
#WC-51, #WC-57]  

¾ A few mentioned the importance of frequent, diverse and inclusive performances and 
events. [e.g., #W-54, #WC-59, #WC-60, #WC-61, #WC-69]  

¾ Others stated that having events year-round is an indicator of success. [eg. #WC-54, 
#WC-58, #WC-60, #WC-64, #WC-66] 
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Several workshop participants noted that a successful May Bonfils Stanton Theater would fulfill 
Southwest Denver’s need for an arts venue.  

¾ One participant described the theater as a potential “arts hub” for Southwest Denver. 
[#WC-62] 

¾ A workshop participant commented that the theater would be successful if it became 
recognized as a viable sought-after performance venue for Southwest Denver.  
[#WC-55] 

¾ One individual stated that the theater would be successful if it could “bring theater to 
the furthest of [Southwest] Denver.” [#WC-47] 

¾ Another participant stated that the theater would be successful as “a vibrant theater for 
[Southwest] Denver hosting many theater [and] social events.” [#WC-65] 

Several other participants defined a successful May Bonfils Stanton Theater as one that turns a 
healthy profit.  

¾ One workshop participant commented that the theater would be a success if it could 
“pay for itself.” [#WC-01]  

¾ A workshop participant reported that the theater would be successful if it was a 
“money-maker!” [#WC-67] 

Other comments include:  

¾ A workshop participant remarked, “workshops and summer camps that will inspire 
future generations” would be a sign of success. [#WC-61]  

¾ One individual stated that the theater would be successful as an “intergenerational 
theater [that brings] performing arts to a wider, multi-cultural community ….”  
[#WC-57]  

¾ Another participant reported that providing “teaching and learning opportunities” 
could “[save] the arts” and be a sign of the theater’s success. [#WC-53] 

Ten-year impact of theater on community. Participants discussed what impact the theater could 
have on the community in the next 10 years. Participants agreed that the theater would have a 
positive impact on the community and local economy. [e.g., #WC-63] Comments include:  

¾ A workshop participant stated that “a regional draw for the theater is possible … which 
could be driven from the entire Rocky Mountain Region.” [#WC-52] 

¾ A workshop participant reported that the theater would have a “huge impact on 
culture, positive financial gains [and] educational opportunities … especially for 
children.” [#WC-48]  
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¾ A workshop participant stated that the theater could serve as a draw to bring high 
quality theater acts to Southwest Denver. [#WC-60] 

¾ One workshop participant responded that it should serve “the community and [bring] 
people together.” [#WC-54]  

¾ A workshop participant reported that the theater could provide “destination 
entertainment.” [#WC-49] 

¾ Another participant indicated that in 10 years, the theater should be effective at 
“community outreach” and have “big shows and stars.” [#WC-58]  

¾ One workshop participant stated that the theater could benefit schools and 
neighborhoods in the next 10 years by providing low-cost events for them. [#WC-47]  

¾ Another participant commented on the positive impact a successful theater could have 
on nearby businesses. They remarked that a successful theater could “bring [in] money 
for eating establishment[s].” [#WC-01]  

E-1. Challenges That Might Impact the theater’s Success 

Keen Independent asked workshop participants about any challenges or barriers that might impact 
the May Bonfils Stanton Theater’s success. Topics discussed were:  

¾ Existing challenges that would impact the theater; and  
¾ Anything specific to theater location that would threaten its success.  

Existing challenges that would impact the theater.27T Participants discussed existing challenges that 
might impact the May Bonfils Stanton Theater. Most noted lack of access and parking as challenges 
currently impacting the theater. [e.g., #WC-56, #WC-68, #WC-70, #WC-72, #WC-75] A few noted 
that a present challenge is the need for various “upgrades” and renovations. Comments include:  

¾ Some noted that the theater faces financial challenges. [e.g., #WC-70, #WC-72,  
#WC-73]  

¾ Several participants commented that traffic and parking would impact the theater. 
[#WC-13, #WC-69, #WC-79, #WC-80] 

¾ Two participants noted that the theater needs good “access” [#WC-69, #WC-79] 

¾ Some participants mentioned the necessary upgrades as challenges of the theater.  
[eg. #WC-82, #WC-80] 
One workshop participant indicated that the presence of asbestos might make 
renovating theater a challenge. [#WC-83]  
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¾ Another reported that the structural integrity of the theater is a challenge. [#WC-70]  

¾ A workshop participant reported that one of the challenges impacting the theater is 
“publicity” and making sure “all know it’s [there].” [#WC-78]  

Anything specific to theater location that would threaten its success.27T Participants discussed 
whether the theater’s location presents any barriers that might affect its success. For example:  

¾ One workshop participant indicated that neighboring venues might have a negative 
impact on the theater. [#WC-71]  

¾ One workshop participant stated that the campus development incorporation is not 
complete. [#WC-74] 

¾ A workshop participant indicated that the theater’s location makes parking difficult. 
[#WC-70] 

¾ Another participant reported, “if densification takes place, attendance will decrease.” 
[#WC-76] 

¾ Some participants commented on the “less than desirable” surrounding areas of the 
theater. [e.g., #WC-82] 
One workshop participant commented that “the rotting nearby neighborhoods” 
threaten the theater’s success. [#WC-83]  

F-1. Other Comments, Insights and Recommendations  

Many workshop participants shared other comments, insights and recommendations regarding 
feasibility of the May Bonfils Stanton Theater. Comments include:  

¾ A workshop participant reported that they would like to see the theater match another 
arts center in Denver. [#WC-77]  

¾ One individual stated, “Please make the theatre a functioning venue for the performing 
arts!” [#WC-38]  

¾ Another commented, “Save the theater! Figure out some way to use it. Please.”  
[#WC-06]  

¾ A workshop participant stated, “[The theater] will be a community treasure in a much-
needed area of [Denver].” [#WC-48]  
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Some shared their thoughts on ways the theater can improve. Most indicated that the theater should 
offer a broad range of events and performances.  

¾ A workshop participant suggested, “Combine the theater with a recording studio, 
master-leased and rentable practice rooms to make it a continual use facility in addition 
to [hosting] performances.” [#WC-32] 

¾ Another participant remarked that the theater “need[s] more Hispanic cultural events.” 
[#WC-01]  

¾ One individual commented, “I would love to see [the] Vietnamese American 
community do some musical concert [at] the theater.” [#WC-02]  

¾ A workshop participant stated, “Our surrounding community doesn’t generally have 
access to ballet and other dance classes that are close [or] affordable.” [#WC-11]  

¾ Another workshop participant suggested, “Expand facilities, where possible, to add 
multiuse facilities for dance [and] theater.” [#WC-24] 

¾ One participant asked, “Is it possible to leave the theater intact while the rest of the 
community is developed [and] not [make] any final decisions until the community has 
had a chance to evolve and the viability of a theater can be better understood?”  
[#WC-81]  
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APPENDIX C-2 
Workshop 2 — Analysis of Arts Community  

This part of the appendix presents qualitative information that Keen Independent collected as part of 
May Bonfils Stanton Theater Feasibility Study workshops. Former employees of the theater, 
members of the southwest Denver arts community, graduates of Loretto Heights College and other 
interested members of the public provided input on the potential revival of the theater. The analysis 
from Workshop 2 is organized into six parts: 

A-2. Summary;  

B-2. Interest and support;  

C-2. Theater mission;  

D-2. Specifications and size;  

E-2. Amenities and enhancements; and 

F-2. Fund development and marketing. 

A-2. Summary  

Keen Independent conducted a workshop at the former Loretto Heights campus on March 25, 2019. 
Keen Independent Project Manager, Alex Keen, facilitated the workshop and provided discussion 
prompts to gather input on potential opportunities and challenges that could impact the theater’s 
revival.  

Workshop participants included 36 individuals ranging from arts leaders to local community 
members affiliated with or interested in the arts. Public comments provided during the workshop are 
identified in this report as “PC#-01,” “PC#-02” and so on. “WC” identifies public comments 
submitted in writing. 

B-2. Interest and Support  

Keen Independent asked workshop participants whether there is a current need for the May Bonfils 
Stanton Theater. Nearly all workshop participants agreed that southwest Denver “needs” or would 
benefit from the revival of the theater. [e.g., #PC-03, #PC-04, #PC-07, #PC-09, #PC-10, #PC-11, 
#PC-12, #PC-17, #PC-19, #PCW-14]. For example, one workshop participant stated, 
“Communities across the country are looking to build theaters; we don’t want to [tear] this one 
down.” [#PC-14] 

Strong desire for a centrally-located and diversified cultural hub. Many participants reported a 
current gap in theater and venue space in southwest Denver. Nearly all participants agreed that a 
revival of the theater could fill this gap. For example, some performing arts organizations having 
prior relationships with the theater reported challenges finding a suitable theater after the theater’s 
closure three years ago. Similarly, nearly all community members commented that an “easy to get to” 
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southwest Denver theater and venue space would be highly advantageous and could serve as a much-
needed “cultural hub” for the southwest Denver communities. For instance: 

¾ One written public comment suggested that having a theater operating in southwest 
Denver could boost local awareness and participation in the arts, “Arts organizations 
are centralized in downtown spaces which aren’t accessible to the majority of people in 
Denver. For a family to grow up in the arts and become lifelong participants and 
patrons they need awareness, which comes from proximity.” [#WC-06] 

¾ A workshop participant indicated that the community is looking for an operational 
theater in southwest Denver. [#PC-13] 

¾ Another participant stated that there is a need for a theater, but he added that having a 
“diversified offering [and] diversified income” will help with financial feasibility. 
Offerings could include plays, rock concerts, library space and other arts- and culture-
related events. [#PC-13] 

¾ One participant commented, that for people “of a vintage age” who live in southwest 
Denver, it would be much more accessible to have a theater close by and “easy to get 
to” rather than having to drive downtown. She explained that public transit is often not 
an option for getting downtown because the last light rail leaves at 9:15 p.m., and 
concerts end at 9:30 or 9:45 pm. [#PC-08] 

Gap in suitable performance and venue space in southwest Denver. Several workshop 
participants discussed the difficulties their arts organizations faced when the theater stopped 
operating. Others reported how the theater, if revived, might be used. [e.g., #PC-10, #PC-11]  

Impacts of the closure of the May Bonfils Stanton Theater. Due to the theater’s closure, some 
workshop participants report one outcome was a deficit in suitable performing arts and venue spaces 
in southwest Denver. For example: 

¾ One representative of an organization stated that when the theater closed, it was a 
“very difficult challenge” to find a large theater space for roughly 130 cast members, as 
well as a fly system. This organization explained that it built and marketed its 
productions in southwest Denver and had to move out of the community. [#PC-09]  

¾ Another participant stated, “[The theater] was booked solid the last year that it was 
open … The closure of [the theater] has had a tremendous impact.” She elaborated that 
the theater’s closing caused the cancelation of a dance competition. She added that 
“other dance organizations have had to use theaters that are ‘not really adequate [in 
terms of] professionalism.’” [#PC-27]   
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¾ A third workshop participant concurred, stating, “We are a Denver-based organization 
and want to remain a Denver-based organization.” However, despite comprehensive 
searches, this organization has not been able to find an affordable theater in Denver. 
[#PC-19] 

¾ Multiple other participants agreed that there are other arts organizations in the area that 
could benefit from added rehearsal space in southwest Denver. [e.g., #PC-03, #PC-17] 

Potential uses of revived performance and venue space in southwest Denver, should the theater 
reopen. Workshop participants contributed many ideas for how the theater could be used in the 
future.  

¾ Several participants suggested that graduation ceremonies would be a good use of (and 
source of income for) the theater. [e.g., #WC-10, #PC-16] 

¾ One participant stated that the Vietnamese community had once held performances 
with renowned artists at the theater that he would like to resume should the theater 
reopen. He reported that the Vietnamese community also holds an annual children’s 
talent show that could be held at the theater, adding that the children’s talent show 
could be expanded to be inclusive of other cultures. [#PC-18] 

¾ Another participant suggested that the former library area could be used as a space for 
fundraisers and other events. [#PC-09] 

¾ Two workshop participants stated that it might be possible for the theater to 
collaborate with educational institutions in the area. [#PC-26, #WC-09, #WC-13] 

¾ One participant suggested that theater renovations could be done in conjunction with 
the renovation of existing living quarters on the campus. This would allow for arts 
education programs with a residential component. [#WC-11] 

¾ Another workshop participant proposed that a Denver performing arts center could 
use the theater as a satellite theater or for community outreach events. [#WC-14] 

C-2. Theater Mission 

Keen Independent asked workshop participants how the mission of the theater might be 
defined should it reopen. Suggestions included the following:  

¾ One participant proposed that the theater’s mission, should it reopen, could potentially 
be defined as “the seed of a cultural center … in an underserved part of the metro 
area.” He added, “This could be a springboard for expanding the opportunities … in 
every household in southwest Denver.” [#PC-01] 
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¾ As reported earlier, several participants agreed that the mission of the theater have a 
desire for the theater to serve the community as a cultural hub. These participants 
commented that the theater should be more than a performing arts space. [e.g., #PC-
01, #PC-03, #PC-08, #PC-13, #PC-17, #PC-21, #PC-24] 

¾ Another participant proposed the following mission statement: “To serve the diverse 
community of southwest Denver by providing cultural events — performing, visual 
and literary — at a price that would be affordable.” [#WC-08]  

D-2. Specifications and Size 

A number of workshop participants emphasized a need to preserve the unique architecture of the 
theater.  

Specifications for enhancements. Those participants also identified opportunities for enhanced 
visitor experience should the theater be revived. For example, some wanted to preserve the theater’s 
clean exterior facade and panoramic views. Others recommended a need for interior enhancements 
including: 

¾ New Theater seats;  
¾ Improved sightlines (possibly by increasing the house’s rake);  
¾ Effective lobby space;  
¾ Upgraded concessions area; and  
¾ Additional restrooms.  

Workshop participants generally desired a stronger visitor experience including improved safety and 
circulation and enhanced overall comfort. 

Right-sizing the theater. Participants were asked whether the current, roughly 1,000-seat house is 
right-sized to meet the southwest Denver arts community’s needs. Comments included potential 
benefits and challenges:  

¾ A participant mentioned that the theater is one of the only theaters of its size in the 
state of Colorado and added that he thinks it is a “wonderful” size. [#PC-04]  

¾ Another workshop participant stated that his organization currently brings in an 
audience of 400 to 500. The theater would easily accommodate that but would not feel 
empty, and it would leave room for growth as the organization continues to draw 
additional patrons. He added that several other community arts organizations in the 
area are able to draw a similar-sized audience. [#PC-19]  

¾ One participant said that it might be advantageous to include the addition of a  
“small-venue performance space” when considering renovations. [#WC-15] 

  



KEEN INDEPENDENT — MAY BONFILS STANTON THEATER FEASIBILITY STUDY APPENDIX C, PAGE 17 

¾ Several participants indicated that parking could be an issue for a 1,000-seat theater. 
[e.g., #PC-07, #WC-03, #WC-15] 

¾ One workshop participant with experience in the theater’s past operations stated that 
while the theater’s 1,000-seat house works well for many types of events, it is difficult 
“trying to sell tickets to make money” with a theater of this size. [#PC-23] 

E-2. Amenities and Enhancements 

Participants were asked to discuss specific attributes of the theater. 

Features and amenities worth preserving. Participants were asked what key features of the theater 
should be preserved in case of renovation.  

¾ Several participants agreed that the exterior structure of the building should be 
maintained:  

†  One participant applauded the theater’s “classic mid-century modern” 
architecture. [#PC-21] 

†  Another participant stated that the theater’s exterior architecture could be a 
“marquee trait [that could] put this area [southwest Denver] on the map 
architecturally.” [#PC-13] 

†  A third workshop participant stated that the “exterior curve … [and] 
projections of the building” should be maintained. [#PC-22] 

¾ Multiple participants stated that the site’s panoramic view of the mountains should be 
preserved. [e.g., #PC-03, #PC-13, #PC-21] 

¾ One participant indicated that he would like the “May Bonfils Stanton Theater” name 
to remain attached to the building in some way as a reflection of “who built the theater 
and why it was put here.” [#PC-17] 

¾ Multiple participants appreciated the theater’s acoustics. [e.g., #PC-21] 

Recommended improvements or enhancements. Participants provided suggestions for how the 
theater could be improved if renovations were to take place. 

Technical considerations and ADA compliance. Several participants contributed ideas for how the 
theater could be improved from a technical standpoint. Comments included the following:  

¾ A workshop participant mentioned that it would be advantageous to install the planned 
hydraulic lift between the loading dock and the current “door to nowhere” at the stage 
level. [#PC-22] 

¾ Several participants agreed that the theater’s sightlines would benefit from an increased 
rake in the house. [e.g., #PC-07, #WC-15] 
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¾ One workshop participant who previously worked at the theater mentioned a couple of 
improvements that could be made: He reported that the fly lines could use “a little bit 
of work,” and the “lighting could use some help” in the form of LED strips. However, 
he commented that the lightboard is fine, and that the theater installed a new sound 
system about three years before it closed. [#PC-04] 

¾ Another participant indicated that it would be helpful to have a “more flexible [stage] 
for different types [and sizes] of ensembles.” He stated that the ability to scale the stage 
(e.g., using a shell) would make the space “more inviting” to smaller ensembles. He 
recommended exploration of ways to make the house “more adaptable … to different 
audience sizes.” He explained that “very few organizations attract more than 300 or 400 
people.” [#PC-03] 

¾ Although one workshop participant reported having a granddaughter, who is 
“profoundly disabled [and] wheelchair bound … [who] was able to participate onstage 
with her peers [during a past graduation ceremony at the theater],” another workshop 
participant noted that a revival of the theater must be more sensitive to the needs of 
persons with disabilities and meet ADA standards. [#WC-10, #PC-01]  

Patron experience. Several workshop participants discussed how the patron experience 
could be improved:  

¾ Multiple participants agreed that when the theater was in use, the lobby area often felt 
“super crowded,” posing safety concerns. [e.g., #PC-10, #PC-11]  
One participant added that the lobby was “warm, even in the dead of December.” 
[#PC-11] 

¾ Several participants reported the need for more restrooms, citing extremely long lines at 
past performances. [e.g., #PC-01, #PC-11, #PC-23] Another participant suggested that 
the library’s lower-level restrooms could help fill this need. [#WC-10] 

¾ Many participants reported that the theater needs more modern, comfortable seats to 
enhance patron experience. [e.g., #PC-04, #PC-20, #PC-23] 

¾ Multiple workshop participants agreed that there should be an expanded bar or 
concessions area. One participant elaborated, stating, “Most [performing arts] 
organizations make their money at the bar.” [#PC-13]  
Another stated that it would be advantageous to include local businesses as 
concessionaires. [#PC-24] 

Multiple participants made recommendations for the lobby. 

¾ One workshop participant suggested that lobby overflow could be directed into the 
Beaumont Gallery [#PC-22], but another participant contradicted this, stating, 
“Everyone likes to hang out in the lobby.” [#PC-11]  
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¾ Another participant suggested that adding art in the gallery could “draw people out” 
into the gallery space. [#PC-21]  

¾ One participant stated that he thinks the lobby should be more elegant. [#PC-20] 

Performer and back-of-house considerations. Multiple participants made 
recommendations about the backstage area of the theater.  

¾ One participant suggested that quick-change rooms be added just off the wings of the 
theater. [#WC-02] 

¾ Another workshop participant stated that, from a performer’s perspective, the 
“dressing room space is pretty weak” and could use some renovation. He suggested it 
might be possible to use some of the space from the expansive green room to enlarge 
the dressing rooms. [#PC-17] 

F-2. Fund Development and Marketing  

Workshop participants gave input on funding, marketing and other business operations. 

Fund development. Several funding possibilities and models for the theater were discussed.  

¾ Multiple participants suggested that the Denver foundation lead fund development. 
[#WC-04, #WC-14] 

¾ Many participants reported that there might be local and regional financial support for 
a Theater-related nonprofit foundation. [e.g., #PC-21] 

¾ One workshop participant stated that his organization, along with other community 
arts organizations, would be happy to pay rent in order to have an all-in-one  
“home space” that they could use for storage, rehearsal and performance. [#PC-19] 

¾ A workshop participant suggested that the theater might follow the model of a Denver 
arts center, which began as a public/private partnership but is now, after 20 years, an 
independent foundation. He stated that part of the operations could be “profit-
motivated” but that its foundation could serve as a “community entity.”  
[#PC-03]  

¾ Another participant mentioned that if the theater developed a strong community 
outreach component, it could provide an avenue for acquiring government funding. 
[#PC-25]  
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Marketing. Several participants indicated that marketing would need to be a key consideration if the 
theater reopened. [e.g., #PC-07, #PC-19, #PC-24]  

Reported successes and failures of past marketing efforts. Some participants described missing 
events when the theater was open, while other thought it was well-known. 

¾ A participant recalled that when she taught at Loretto Heights, “this place flourished … 
It was very well known.” [#PC-15]  

¾ On the other hand, one participant stated that she has lived in southwest Denver for 
over 30 years; in that time, she has only been to the theater three times despite being a 
regular theater-goer. She explained, “If something was going on, I didn’t know about 
it.” [#PC-07]  

¾ Another participant suggested that the knowledge gap mentioned might be due to the 
types of past events that were typically held at the theater (e.g., competitions, meetings 
and rock concerts). [#PC-04] 

Potential marketing opportunities. Some made suggestions for future, more rigorous and/or 
community-targeted marketing. 

¾ Multiple participants suggested that if the theater were to reopen, there would be a 
need for a rigorous social media marketing campaign and online presence.  
[e.g., #PC-01, #PC-09, #PC-24] 

¾ One workshop participant suggested that there be a large, simple, easy-to-read marquee 
out by the street so to inform the community what is happening at the theater.  
[#WC-01] 

¾ Another participant suggested that the theater’s mid-century modern architecture be 
highlighted to help aid some of the theater’s marketing efforts.  
[#PC-26] 
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APPENDIX C-3 
Workshop 3 — Analysis of Arts Community 

This section presents qualitative information that Keen Independent collected as part of  
May Bonfils Stanton Theater Feasibility Study workshops. Former employees of the theater, 
members of the southwest Denver arts community, graduates of Loretto Heights College and other 
interested community members provided input on the potential for revival of the theater. This 
document is organized into six parts: 

A-3.  Summary;  

B-3.  Interest and support;  

C-3.  Theater mission;  

D-3.  Specifications and size;  

E-3.  Amenities and enhancements;  

F-3.  Fund development, marketing and strategic vision; and  

G-3.  Next steps.  

A-3. Summary  

Keen Independent conducted a final arts community workshop at the former Loretto Heights 
campus on June 11, 2019. Keen Independent Project Manager, Alex Keen, and Teresa Koberstein of 
Victor Gotesman Performing Arts Facilities Planning first presented a summary of the preliminary 
findings of the May Bonfils Stanton Theater Feasibility Study. Alex Keen then opened the floor for 
questions and other feedback regarding the Study findings. Alex Keen, Teresa Koberstein, Marcus 
Posner of Westside Investment Partners and Councilman Larry Flynn responded to workshop 
participant questions. The narrative below presents the thoughts and concerns of the workshop 
participants regarding the feasibility study results, as well as study team responses to participants’ 
questions.  

Workshop participants included 39 individuals ranging from arts leaders to local community 
members affiliated with or interested in the arts. Questions asked by the public during the workshop 
are identified in this report as “QA#-01,” “QA#-02” and so on.  

B-3. Interest and Support  

Many of the workshop participants had previously voiced support for the theater’s revival earlier in 
the Study process. Several reiterated their support for a renovated theater, and some new participants 
agreed that the “very unique” theater should be revived. [e.g., #QA-01, #QA-04, #QA-53, #QA-61, 
#QA-66, #QA-68] 
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C-3. Theater Mission 

Little was said about the theater mission; however, one participant stated, “I like that you are 
considering a lower price range for nonprofits.” [#QA-53] 

D-3. Specifications and Size 

Several participants asked questions and provided input about the potential specifications and size of 
the theater if it were renovated. Points of discussion were as follows:  

¾ One participant asked why it matters if the theater is not sold out. [#QA-54] 

Alex Keen explained that if the seat count is too high for a given performance, two 
factors can adversely impact the success of an event:  

†  Financial overhead in a large theater is often too high for shows with a smaller 
audience to be financially viable; and 

†  The size of the audience compared to the size of the house can impact the 
overall “feel” of a show. A small audience in a small house (e.g., 500 patrons 
in a 500-seat house) has good energy, whereas a small audience in a large 
house (e.g., 500 patrons in a 1,500-seat house) “looks like a ghost town.”  

¾ Another participant asked if a renovated theater with an 850- to 900-seat house would 
be in direct competition with the downtown performing arts venues. Alex Keen and 
Teresa Koberstein explained that, while some organizations would rather perform in 
downtown Denver, others prefer to perform in non-centrally located spaces.  
[#QA-61] 

¾ One workshop participant wanted to know whether the study team had considered the 
theater as a regional asset. Alex Keen responded, saying that while the theater appears 
to be a regional asset for regional events such as dance competitions, it is unlikely to 
compete as a regional venue with, e.g., the Denver Center for Performing Arts.  
[#QA-03] 

¾ Another workshop participant stated, “1,000 seats is perfect.” [#QA-53] 

E-3. Amenities and Enhancements 

Little was said about potential amenities and enhancements for the theater. 
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F-3. Fund Development, Marketing and Strategic Vision  

Workshop participants provided input and asked questions about funding potential future 
renovations and operations. 

Fund development. Workshop participants discussed options for procuring capital and operating 
funds for the theater. 

¾ Two participants suggested that on the capital side, tax credits might be a viable option 
for reducing building costs. [#QA-44, #QA-67] 

¾ One participant asked if the study team has identified potential donors for capital 
investment and ongoing operating expenses. Alex Keen stated that though the study 
team is a “neutral organization” and does not want to “make promise,” it has created a 
list of everyone who has used the building in addition to grant-making organizations 
and government organizations that might provide support for the project. He added 
that this list can be made available to a future theater operator. [#QA-20] 

Strategic Vision. Workshop participants also discussed the overall vision for the theater.  

¾ One participant asked if the theater is being evaluated as part of a broader vision for 
the former Loretto Heights campus. Alex Keen and Councilman Flynn concurred that 
Westside Investment Partners appears to see the theater as a valuable part of the 
campus as a whole. Teresa Koberstein added, “The arts drive economic development.” 
[#QA-55] 

¾ A workshop participant asked if there are other theaters of similar size which might 
“provide guidance as to the theater’s unique challenges and opportunities.” Teresa 
Koberstein cited the MATCH in Houston and 12 Ave Arts in Seattle as potential 
models for the theater. [#QA-55] 

¾ A workshop participant asked how much detail the report will contain regarding 
potential governance structure for the theater. Teresa Koberstein responded, stating 
that the report contains considerable detail regarding governance structure options. 
[#QA-55] 

G-3. Next Steps 

Multiple workshop participants asked about next steps in the process of determining the future of 
the theater.  

Leadership going forward. One participant asked, “If Keen Independent is not going to gather 
together the advocates for the next stages, how … will that happen?” Councilman Flynn responded 
that responsibility for the future of the theater will fall to Westside Investment Partners, the May 
Bonfils Stanton Foundation and Denver Arts and Venues. [#QA-05] 

Timeline. Multiple participants wondered what the “best-case scenario” timeline is for completion of 
theater renovations. Councilman Flynn stated that Westside Investment Partners appears to want to 
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take action regarding the theater “sooner [rather] than later.” Alex Keen added that the renovations 
alone will take a minimum of 18 months to two years, with additional “ramp-up time” for staffing 
once the building is complete. He elaborated, stating that if a governmental organization is involved, 
the building process could take longer. Marcus Posner of Westside Investment Partners stated that if 
the theater is run privately, funds will need to be raised before construction can begin. [#QA-20, 
#QA-42, #QA-66] 

Additional Costs. Some participants asked specific questions about the cost of renovations.  

¾ One workshop participant asked if the $22 million “price tag” for theater renovation 
includes the library or the space that connects the library to the theater. Alex Keen 
clarified that it does not. [#QA-03] 

¾ Another participant wanted to clarify that the $22 million renovation cost does not 
include replacing the roof. Alex Keen responded that the study team is still waiting for 
a roofing cost estimate and that the cost is not included in the current figure. 
Councilman Flynn estimated that it might cost about $700,000 to repair (not replace) 
the roof. [#QA-58] 

Providing additional input. Two participants for information about how they can provide 
additional comments for inclusion in the Study.  

¾ One participant asked if the public will have input into how the theater is reconfigured 
during renovations. Teresa Koberstein responded, stating that the study team has 
considered public input through previous meetings and will continue to do so through 
the study hotline; Alex Keen added that the hotline will remain open until shortly 
before the study is completed (on June 30). [#QA-68] 

¾ Another participant asked what happens when a community member calls the study 
hotline. Alex Keen explained that the phone number goes to a voicemail, and 
voicemails are heard by the study team and included in a qualitative appendix that 
supports the feasibility study findings. [#QA-05] 

Communications. Two participants wanted to know how future information will be disseminated to 
community members and stakeholders.  

¾ One participant asked how the public can learn the final results of the Study. Alex 
Keen responded that most of the findings were included in his presentation and stated 
that the study team will consider how to disseminate additional information, keeping 
confidentiality considerations in mind. [#QA-56] 

¾ Another participant asked, if the theater is renovated, how she can find out when it is 
open for booking. Alex Keen answered, saying that the developer will need to do the 
marketing, but the study team is “trying to hand the future operator a blueprint,” 
including a full list of organizations who might want to use the space. [#QA-53] 
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APPENDIX C-4 
Analysis of Phone Interview Comments 

This document presents qualitative information that Keen Independent and Victor Gotesman 
Performing Arts Facility Planning Research (Victor Gotesman) collected through a series of phone 
interviews with former users of the May Bonfils Stanton Theater. This document includes six parts: 

A-4. Summary; 

B-4. Interest and support; 

C-4. Barriers and benefits; 

D-4. Specifications and size; 

E-4. Amenities and enhancements; and 

F-4. Other comments, insights and recommendations. 

A-4. Summary 

Keen Independent and Victor Gotesman conducted interviews with representatives of organizations 
who rented the May Bonfils Stanton Theater prior to its closure. These individual interviews took 
place via conference call between May 30 and June 11, 2019. A total of six representatives were 
interviewed from five different organizations. 

Teresa Koberstein, Victor Gotesman Research Associate, asked interviewees a list of questions to 
gather information on community interest in utilizing the May Bonfils Stanton Theater, barriers and 
benefits to utilizing the theater and preferences for the space if it becomes available for use in the 
future.  

All interviewees expressed interest in utilizing the May Bonfils Stanton Theater and reported that 
they would utilize the theater one to three times per year. Most interviewees reported difficulties with 
finding a theater to rent in the area due to a lack of availability. Some interviewees reported that they 
were interested in being a resident company to the May Bonfils Stanton Theater. 

All interviewees described an ideal venue as having a seating capacity of 900 seats or fewer, which is 
fewer than the theater’s current seat count. Interviewees suggested various amenities and 
enhancements including rehearsal space, classroom space, storage space, marley dance floor, sprung 
flooring and other technical theater equipment. 
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B-4. Interest and Support 

Keen Independent and Victor Gotesman asked interviewees if they have an interest in utilizing the 
May Bonfils Stanton Theater if it was reopened. All interviewees reported that they would utilize the 
theater again. They stated the following reasons: 

¾ One individual indicated that the theater is needed in the area for the small to mid-size 
organizations that cannot find a theater to rent. [#I-05] 

¾ Some individuals commented that the seating capacity is ideal. [#I-01, #I-02, #I-04] 
One individual added that the seating capacity is higher than anywhere else nearby.  
[#I-04] 

¾ One arts organization representative stated that the theater has potential and his 
organization would use the theater when a substantial restoration happens. He added 
that he wants to be notified if the theater gets restored so he can request rental dates. 
[#I-03] 

¾ One individual reported that the theater was accommodating to all the needs of her 
organization. She added that the practice room was a perfect size for master classes, 
and she appreciated that it could fit a piano if needed. [#I-04] 

Several individuals described the significance of the theater in their own lives.  

¾ One individual stated, “The theater is near and dear to our hearts and we hope [it is] 
preserved.” [#I-04] 

¾ Another individual reported that the theater has a lot of history, and that it gives her a 
good feeling, because she went there when she was a child. [#I-05] 

¾ One arts organization representative reported that his organization is “attached to the 
theater” and has used it for many years. [#I-03] 

¾ One individual reported, “We loved the space when we used it.” She added that she is 
excited about the potential restoration and tries to stay up-to-date on the theater.  
[#I-06] 

C-4. Barriers and Benefits 

Keen Independent and Victor Gotesman asked interviewees about the barriers and benefits to using 
the May Bonfils Stanton Theater. Interviewees reported the following barriers: 

¾ According to individuals from one arts organization, finding warm up spaces with a 
piano was difficult. They would have 80–90 kids for each show and the dance room 
and library were not options. They reported needing more support space. They added 
that parking was a problem for disabled people, and it caused a “bottle neck” at the box 
office. They also reported that loading in was also not ideal. [#I-01, #I-02] 
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¾ One interviewee reported that parking was an issue during the week when the college 
was use. [#I-06] 

¾ An arts organization representative reported that many things in the theater did not 
work, and they were charged too much in rental fees and were underserviced compared 
to the theater they are currently renting. He added that the theater leadership was weak 
during the last few years of operation. [#I-03] 

Interviewees reported the following benefits: 

¾ Individuals from one arts organization reported the theater as having a “great seat 
count.” They added that the location of the theater is ideal, and they would love to be 
back in that area of town and in the community. [#I-01, #I-02] 

¾ One arts organization representative reported that the theater is “the perfect size” 
because it gives his organization space to grow. He mentioned that they felt at home 
when they were in the building. He added that it felt like they owned the space, “It felt 
like our theater.” [#I-03] 

¾ One individual stated that the theater is a great space with the necessary fly space, stage 
size and lighting capabilities that her organization requires. She added that the dressing 
rooms were useful as well. [#I-05] 

D-4. Specifications and Size 

Keen Independent and Victor Gotesman asked interviewees to describe their ideal performance 
space. They were asked to specify seat count, configuration, technology and any other important 
details. 

¾ Several individuals reported a preference for a seating capacity of 800 to 900 seats.  
[#I-01, #I-02, #I-04, #I-05] 

¾ One arts organization representative reported that 500 seats would be an ideal size. He 
added that the stage at the May Bonfils Stanton Theater was an ideal size. [#I-03] 

¾ Another arts organization representative mentioned stadium seating with an ideal seat 
count of 175 to 200, but she mentioned that they do not feel a need to fill the entire 
theater. [#I-06] 

¾ Two individuals reported that their organizations have outgrown their current space. 
They added that their organizations grow every year and would like a space that gives 
them room to grow. [#I-03, #I-06] 
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¾ Individuals from one arts organization stated that the pit is important to them. They 
also mentioned that the stage of the May Bonfils Stanton Theater was larger than they 
needed. [#I-01, #I-02] 

¾ One individual reported that her ideal performance space has more wheelchair 
accessibility, significant fly space and a balcony in the house. She added that her 
organization would utilize an outdoor space if it was available as well. [#I-05] 

Price. Interviewees were asked what the ideal market price is for their ideal performance space. Some 
interviewees reported the rates they are currently paying at other theaters. 

¾ Individuals from one arts organization reported that they spend about $18,000 for one 
set of three concerts at a space they are currently renting. [#I-01, #I-02] 

¾ Several individuals indicated that $9,000 to $11,000 for three days of use including 
staffing cost would be fair. [#I-03, #I-04] 
One individual indicated that equipment should work, and staff should be professional 
to justify this price. [#I-03] 

¾ One individual reported that her organization pays $4,500 to $5,000 per day in space 
rental and staff cost at the theaters her organization currently utilizes. She added that 
her organization also pays $1,000 per day at a separate theater. [#I-05] 

¾ Another individual reported that her organization currently pays between $4,000 and 
$5,000 per week but is aware that it would cost more in a larger theater. [#I-06] 

Intended utilization. Interviewees were asked how often they would use their ideal space. 

¾ Individuals from one arts organization reported that they have one run of three spring 
concerts annually. They added that if the May Bonfils Stanton Theater became an ideal 
spot, then they would consider having more than one set of concerts there. [#I-01,  
#I-02] 

¾ One arts organization representative reported that they would use the theater during 
two weekends each year. He specified that one weekend in the winter would be used 
Thursday through Sunday and one weekend in the summer would be used Saturday 
through Sunday. [#I-03] 

¾ Another arts organization representative reported that they would rent the theater twice 
each year. She specified that she would rent the theater for three days during the first 
weekend of March and four days at the end of October or early November. [#I-04] 
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¾ One individual reported that her organization would rent the theater for two weekends 
each year. She added that her organization would rent the theater in the winter and 
spring. [#I-05] 

¾ Another individual reported that her organization does five performances per show 
run. They move into the rental space the Saturday before the show, rehearse Monday  
to Thursday, have performances Friday through Sunday and leave the rental space by 
six o’clock. She reported that her organization does three shows per year during fall, 
winter and spring. [#I-06] 

E-4. Amenities and Enhancements 

Keen Independent and Victor Gotesman asked interviewees if they desire any other amenities at the 
May Bonfils Stanton Theater (e.g., rehearsal space, meeting space, etc.).  

Physical spaces. Some interviewees mentioned physical spaces for specific activities. 

¾ Some individuals reported interest in becoming resident companies and renting 
rehearsal and administrative spaces. [#I-01, #I-02, #I-03, #I-04]  
One individual reported that his organization would use the rehearsal space downstairs 
with wood floors and barres. [#I-03] 

¾ One individual reported that she would like her organization to have all its activities in 
one building because it displays more “professionalism and continuity.” She added that 
her organization uses three classrooms each week and would like to start using four or 
five classrooms weekly. [#I-06] 

¾ Two individuals reported an interest in ticketing services. [#I-03, #I-05]  
One individual suggested a box office with a ticket handling fee of $1 per ticket to pay 
for the cost. He also reported that having ticket services would save him a significant 
amount of time. [#I-03] 

¾ Individuals from one arts organization mentioned an orchestra shell, two pianos, 
microphones for the conductor, and piano and choir mics that can be hung over the 
stage. [#I-01, #I-02] 

Technical equipment. Some individuals mentioned technical equipment and other performance 
items. 

¾ One individual suggested a gala space or event space for the theater. She also reported 
that the stage is hard. [#I-05] 

¾ One individual stated that a sprung floor is “key to ballet.” [#I-04] 

¾ Two individuals reported that they bring marley dance floor when renting a space.  
[#I-04, #I-05] 
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¾ One arts organization representative suggested a projector. [#I-03] 

¾ Another individual mentioned LED lights, scrim, projector and storage space for 
costumes and set pieces. [#I-06] 

F-4. Other Comments, Insights and Recommendations 

Interviewees shared additional comments, insights and recommendations. 

¾ Two individuals reported that the seats in the theater need repairs and updating. [#I-04, 
#I-05] 

¾ A couple of individuals reported that the theater needs more bathrooms and the 
current bathrooms need to be updated. [#I-01, #I-02, #I-04] 

¾ Some individuals reported difficulties with renting other theaters in the area due to a 
lack of availability. [#I-01, #I-02, #I-03, #I-05] 

¾ Individuals from one arts organization reported that the building was not very clean. 
They added that staff turnover was high, so they had to restate their needs in the 
theater each year. They also suggested that the library could be repurposed for 
community use or theater use space. [#I-01, #I-02] 

¾ One individual stated her preference for the theater to have an elevator and for the 
asbestos to be removed. She added that the theater was “shabby.” [#I-04] 

¾ Another individual reported that other dance organizations are looking for a theater 
with a decent fly space and stage size like the May Bonfils Stanton Theater. She added 
that the parking situation is terrible. [#I-05]   

¾ Another individual reported that the May Bonfils Stanton Theater staff allowed her 
organization to run the lights and audio during shows. She added that her organization 
may want to do an internship program where students run the lights and audio during 
shows. [#I-06] 
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APPENDIX C-5 
Analysis of Study Email and Hotline Communications 

This document presents qualitative information that Keen Independent collected through the May 
Bonfils Stanton Theater Feasibility Study hotline and email. The hotline and email remained active 
through the duration of the study for community members to provide input about the May Bonfils 
Stanton Theater. This document includes seven parts: 

A-5. Summary; 

B-5. Interest and support; 

C-5. Barriers and benefits; 

D-5. Specifications and size; 

E-5. Amenities and enhancements; 

F-5. Fund development and marketing; and 

G-5. Other comments, insights and recommendations 

A-5. Summary 

Keen Independent managed a hotline and email for the May Bonfils Stanton Theater Feasibility 
Study to provide the public with a means to provide any input that could contribute to the study. Ten 
individuals provided input via email and one individual gave input over the phone. 

All community members who contacted the study hotline and email spoke in support of the 
restoration of the May Bonfils Stanton Theater. Some individuals shared their interest in using the 
space, while others provided recommendations to help contribute to the restoration of the theater by 
suggesting potential partners, funders and users. 

B-5. Interest and Support 

Several representatives of arts organizations expressed an interest in using the theater. Some 
community members wrote in support of having a cultural space in southwest Denver, where 
cultural opportunities are relatively sparse. 

¾ Multiple arts organization representatives who contacted the hotline expressed interest 
in utilizing the theater if it were to become available for use [#H-06, #H-07, #H-09]. 
One individual even expressed interest in a residency. His organization presents at least 
six events annually and has rehearsals weekly. [#H-06] 

¾ One community member expressed an interest in helping to get the theater up and 
running. [#H-11] 
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¾ Another individual indicated that the community is in support of restoring the theater. 
She stated, “Please do not allow this wonderful theater to be destroyed. The 
performing arts community is crossing its fingers that this gem will shine again. We 
would love to see our students back on this incredible stage!” [#H-03] 

Additional comments in support of the restoration of the theater included: 

¾ “I believe there is a need for this theater to be available for the people in Southwest 
Denver.  This area is kind of a cultural desert.” [#H-01] 

¾ “There are not many performance spaces in south Denver and especially in southwest 
Denver.   It would be a shame to lose this as a community space.” [#H-02] 

¾ “This theater could be such a valuable resource to the Southwest Denver community 
… The presence of a performing arts venue within the community adds so much 
value.” [#H-04] 

C-5. Barriers and Benefits 

No barriers were identified, but a couple of benefits were mentioned. 

¾ One individual stated, “The theater is a great size venue with an excellent stage and 
good backstage support areas.” [#H-04] 

¾ Another individual listed some advantages the theater has compared to performances 
spaces in the area. He stated, “There are very few theaters in Denver that have a 
suitable backstage area, a fly system and an appropriate stage size and audience capacity 
such as the one at the May Bonfils Stanton Theater. [#H-03] 

D-5. Specifications and Size 

One individual wrote positively about the current specifications of the theater, “The theater is a great 
performance space and a mid-sized house that is easy to fill.” [#H-02] 

E-5. Amenities and Enhancements 

The potential use of additional amenities was mentioned by a couple of individuals. 

¾ One individual indicated that his organization would utilize rehearsal and storage space. 
[#H-06] 

¾ A community member recommended a potential partner that utilizes performance and 
lesson spaces. [#H-08] 
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F-5. Fund Development and Marketing 

Several individuals provided recommendations for potential funding and support resources. 

¾ One individual suggested registering the theater with a historic nonprofit organization 
that provides tools to help rescue and rehabilitate theaters. He then asked if a request 
for proposals had been sent out to arts organization who may have an interest in 
running the theater. [#H-04] 

¾ One individual expressed interest in buying out a cellular antenna on top of the theater. 
[#H-10] 

¾ Another individual mentioned reaching out to a Colorado foundation for support. 
[#H-05] 

G-5. Other Comments, Insights and Recommendations 

Other comments, insights and recommendations include the following: 

¾ One community member requested that the space be used for more than just 
symphony-type programs. He recommended that the theater also be a space for bands, 
plays, chorus, stand-up, etc. [#H-01] 

¾ One individual recommended a partnership with a Denver music organization. He 
indicated that a board member of this organization expressed interest in the possibility 
of a partnership with the theater. [#H-08] 

¾ One individual expressed concern that potential theater traffic might be problematic in 
the nearby neighborhood. [#H-12] 
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APPENDIX D.  
TCC Renovation Study 

Theatre Consultants Collaborative (TCC) evaluated the condition of the May Bonfils Stanton Theater 
as well as assessed upgrades to the facility. The results of their findings and recommendations are 
included in their report, beginning on the following page. 
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MAY BONFILS STANTON THEATRE AT LORETTO HEIGHTS 

REPORT ON EXISTING CONDITIONS AND UPGRADING OF THE FACILITY 

INTRODUCTION 

This report includes a survey of the existing condition of the May Bonfils Stanton Theatre, 

historical background, recommendations for the upgrading of the facility and its performance 

equipment systems, and additional information.  The information presented within this report 

will be used to help to assess the cost and practicality of upgrading the building for use as a 

community-oriented performance venue.   

EXECUTIVE SUMMARY 

1. The building contains approximately 46,000 square feet of space.  The public lobby

spaces are minimal, the auditorium and stage are well-sized, and the backstage support

spaces and multi-use room are generous.  For its time, the May Bonfils Stanton Theatre

was an elegant and highly functional building.

2. The building needs upgrading in all areas.  Aesthetics and finishes need to be

upgraded throughout.

3. The presence of hazardous materials has been documented and must be mitigated.

4. The number of public restroom facilities needs to be nearly doubled from the existing

numbers to meet current industry standards.

5. It is probable that the entire mechanical, electrical and much of the plumbing installation

needs to be replaced.

6. It will be necessary to address ADA access requirements throughout the building using

passenger elevators and handicap ramps.

7. The audience seating, performance lighting, performance draperies and performance

sound and video systems need to be replaced in total.

8. The stage rigging system requires a significant upgrade and replacement of parts and

the hydraulically-operated orchestra pit lift may need only maintenance and minor

upgrading.

9. A comprehensive outline and budget for replacing and upgrading the audience seating

and the performance equipment is included as an appendix to this report.

10. While the auditorium was originally designed to have approximately 1000 seats on the

main floor and balcony, the seat count may need to be reduced to approximately 850
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to 900 seats when the seating is redesigned to provide ADA access and increased seat 

widths and row-to-row spacing. 

11. Access to the loading dock by semi-trailer vehicles has become problematic due to the

construction of the adjacent DPSS buildings.   Mid-size delivery vehicles can still

negotiate access to the loading dock.

12. Approximately 400 parking spaces are needed to serve the conventional parking

needs of the audience, staff and performers.

BACKGROUND INFORMATION 

The following information represents excerpts that were collected from contemporary 

newspaper articles that described the opening of the building on April 27, 1963 

at a cost of $1,550,000.   

1. “Another Giant Step Forward in Catholic Higher Education in the Great West.”
2. “The most professionally equipped theater in the Rocky Mountain area”.
3. “The pale rose of the natural brick walls and the gold of the stage curtains

complements the coloring used in the 998-seat capacity building.  From each of these
seats can be obtained the utmost in hearing and viewing of performances.”

4. “Steel reinforced concrete and masonry is the type of construction used on the three
buildings.”

5. “From the floor of the stage to the grids above, the measurement is 86 feet.”
6. “The picture frame opening of the stage is 26 feet by 48 feet.”
7. “A sky cyclorama on the backstage wall is 32 feet high and 60 feet wide.”
8. “In addition to being attractive, the upholstery of the seating is durable and is

comparable in design, color, and texture to that used in the Denver Auditorium
Theatre.”

9. Theodore Fuchs was the theatre consultant and Thomas Morrissey was the acoustical
engineer.

10. Eleanor Steber, Metropolitan Opera soprano, performed the dedication concert on April
27, with arias from American operas as well as Rossini’s “The Barber of Seville”.

11. “The King and I” was the first student production presented in the newly dedicated
theatre, on May 1-3, 1963.

EXISTING CONDITIONS 

Robert Long and Curtis Kasefang of TCC inspected the building and its performance 

equipment systems on April 2, 2019.  In conjunction with this visit, the TCC consultants 

reviewed documents that provided additional information regarding the physical condition 

of the building and its systems.  The following are notes from this inspection visit. 
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Public Lobby Areas 

1. The lobby is small relative to the auditorium seat count, by current standards.
2. Additional lobby space is gained by sharing with the adjacent Library spaces.
3. Restrooms are available as follows:

a. Main floor:  Women = 4 toilets; no facilities for Men
b. Balcony:  Women = 5 toilets; Men = 2 toilets and 3 urinals
c. Basement:  Women = 5 toilets; Men = 3 toilets and 3 urinals
d. Additional toilets are available in the Library.

4. The box office is small.
5. A manager’s office is connected to the box office.
6. At the end of the lobby opposite the Library was a well-appointed reception area that

could be divided off from the lobby with a wooden screen.  This space was furnished
from May Bonfils Stanton’s country estate.

Auditorium 

1. The main floor seating is 34” row-to-row and uses 19-20-21” seat widths.  The seating is
on a raked slope.

2. The seating has steel backs and steel pans.
3. Too few aisle lights.
4. The stage is 42” high.
5. The orchestra pit lift is 12’ wide at the centerline.
6. ADA seating is currently available only at the rear of the main floor seating.
7. Balcony seating is 36” row-to-row and uses 20-21-22” seat widths.  The seating is on a

stepped riser system.
8. The risers at the front portion of the balcony are 10”.  The risers at the rear portion of

the balcony are 12”.
9. A 42” railing is extended along the entire balcony rail, while it only needs to be at the

ends of perpendicular aisles.  The solid base is 18” high.
10. There is no handicap access to the balcony or to the control booth / projection booth.
11. There are currently 680 seats on the main floor plus handicap seating, and 288 seats in

the balcony for a total of 968 seats plus handicap seating.

Stage 

1. The stage has adequate width and depth for most purposes.
2. The height to the grid is adequate.
3. There are no mid-rail galleries.
4. There is a “jump” platform downstage right, with lighting dimmer racks, etc.
5. Access to the grid is by means of a combination of a straight ladder to the “jump” and

then a spiral to the grid.
6. The counterweight rigging is on Stage Left.
7. The rear wall of the stage is a large plaster cyclorama.
8. A loading door located up stage right connects to the scene shop behind the stage.
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9. The route to the stage is from a loading dock that connects at basement level, that then
passes through the dressing room area below the stage, and then onto the orchestra
pit lift to raise the goods to the stage level.  There is also a loading door at the stage
level (one story up), but it is doubtful that this was frequently used.

10. When the DPS building was constructed to the side of the theatre building, the access
for a semi-trailer to the loading dock was rendered problematic.  There is a significant
curb bump that impacts delivery vehicles of any size.

11. There is no handicap access to the stage.

Backstage Areas 

1. The scene shop is the width of the stage and is relatively narrow.
2. A classic paint frame with paint frame well is located on the long wall of the scene shop.
3. There are several storage areas located above the scene shop.  It is not clear what

these were used for.
4. The dressing room is a large room located under the stage.  It was a multi-use space

that doubled as a Green Room and a rehearsal space.
5. A large, flat-floor, column-free space is located under the auditorium.  This space has

been used for a variety of purposes through the years.  Most recently it appears to have
been used as a Studio Theatre, although the ceiling height is rather low.

6. Directly off the basement lobby area is a space that has been developed as a small
dance studio.

7. There is no handicap access to this lower level.

RECOMMENDATIONS 

General Building Issues 

1. Address the issue of existing hazardous materials.
2. Replace, or upgrade where possible, all mechanical systems.
3. Recondition all spaces within the building.
4. Provide ADA access to the stage, the basement areas and to the large, multi-use space

below the auditorium.
5. Resolve ADA access and seating location issues for the main floor and balcony seating.
6. Install a public elevator that provides access from the parking area entrance to the

lobby and the rear of the main floor seating.  This elevator can also provide access to
the balcony.

7. Improve access from the primary parking locations.

Public Areas 

1. Install a lighting and sound control location at the rear of the main floor seating.
2. Replace all audience seating.
3. Improve all auditorium and lobby lighting and control.
4. Create additional public restrooms. There are currently 9 toilets for women and 5 toilets

for men.  These numbers need to be doubled to meet current standards.
5. Upgrade the aesthetics of all the public spaces.
6. Remove unnecessary portions of the balcony railing to improve views to the stage.
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7. Install light pipes and lighting circuits on the front of the balcony for a conventional
“balcony rail” lighting position.

Stage Areas 

1. Replace all the performance lighting system and replace with equipment as outlined in
the Performance Equipment Budget.

2. Repair and upgrade the stage rigging system as recommended in accompanying
reports.

3. Replace all stage draperies.
4. Replace the sound, video and communications systems.
5. Provide appropriate maintenance for the hydraulic orchestra pit lift device.  If repair is

not possible, then replace with a new device.
6. Raise the opening between the stage and the scene shop area to allow for storage of a

new orchestra shell.
7. Remove the “jump” platform down-stage right.  Relocate the equipment and electrical

infrastructure associated with that platform.
8. Consider the installation of mid-rail technical galleries on both sides of the stage.
9. Replace the stage floor material.
10. Improve the loading dock access so that a box truck or a semi-trailer can be effectively

backed up to the dock.
11. Improve the FOH lighting catwalks and provide the necessary safety components.

Backstage Areas 

1. Upgrade existing spaces to create industry standard star dressing rooms and general
dressing rooms in the basement area.

2. Optimize the pathway between the loading dock and the access to the orchestra pit
elevator to facilitate loading to the stage.

3. Install a “gurney size” passenger elevator that connects the basement level near the
loading dock to the current “scene shop” area.  This elevator will provide ADA access
between the basement level and the stage, and it will also provide a more efficient
loading opportunity for the small items that need to be moved between the loading
dock and the stage.

4. Upgrade the large, multi-use room.  Provide handicap access.  Elevator access can be
achieved to the basement lobby area.  An ADA ramp can be developed to provide
access from the lower lobby to the multi-use room.

Parking 

1. Based on a seat count of 900 seats, provide approximately 400 parking spaces to

accommodate the audience, staff and performers.

2. The recommendation of 400 parking spaces is based on a recognized factor of 1

parking space for every 2.5 audience members.  This generates an audience parking

count of 360 spaces.  The additional 40 spaces would be used by staff and performers.

3. Parking spaces should include handicap parking spaces as required by code.

4. Valet parking should be available.

5. Structured parking should be considered to provide the 400 parking spaces.
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6. If additional parking is required to meet the recommended 400 parking spaces, it would

be advisable to coordinate with the neighboring Denver Public Schools facility to see if

changes could be made to the existing DPS parking lot to allow for truck access to the

May Bonfils Stanton Theatre loading dock.

7. Parking for school buses should be considered as part of the overall site plan for

parking.

APPENDICES 

TCC Performance Equipment Outline and Budget 

Floor plans of the May Bonfils Stanton Theatre with suggested ADA access upgrades 
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Description  F
F

E
 

Unit Unit Cost  Qty  Total  Notes 

Theatre Consultants Collaborative Specified Equipment

Performance Draperies  - 11062 / 11 61 43

 All drapes remain except Cyc and 

Scrim 

1

Stage Draperies - Main Curtain - 

Simple Each 10,500 1  10,500  

2 Stage Draperies - Grand Valance Each 5,500 1  5,500  

3 Stage Draperies - Borders Each 2,400 5  12,000  

4 Stage Draperies - Legs Pair 1,650 6  9,900  

5 Stage Draperies - Tabs Each 1,650 4  6,600  

6 Stage Draperies - Black Flat Panels Each 2,500 1  2,500  

7 Stage Draperies - Traveler Panels Pair 5,000 1  5,000  

8 Stage Draperies - Scrims Each 2,700 1  2,700   Black 

9 Stage Draperies - Cyclorama Each 4,500 1  4,500   White/Natural 

10 Drapery Storage Bags Each 125 2  250  

11 Storage Hampers Each 450 4  1,800  

11062 / 11 61 43 Subtotal 61,250  

Performance Curtain Tracks  - 11063 / 11 61 44

12

Stage Drapery Traveler Track And 

Pull Rigging LF 55 120  6,600  

11063 / 11 61 44 Subtotal 6,600  

Performance Manual Rigging  - 11064 / 11 61 33

13 Single Purchase Counterweight Sets Set 7,500 38  285,000  

 Rehab set, replace batten with truss 

batton 

14 Dead Hung Sets Set 2,000 2  4,000   Forestage (new) 

11064 / 11 61 33 Subtotal 289,000  

Performance Powered Rigging  - 11065 / 11 61 35

15 Power Batten Lines - Fixed Speed Set 19,000 5  95,000   Replace batten with truss 

16 Controller - Medium Each 10,000 1  10,000  

11065 / 11 61 35 Subtotal 105,000  

Proscenium Safety Curtain  - 11067 / 11 61 37

17 Proscenium Safety Curtain <50' Each 65,000 1  65,000  

11067 / 11 61 37 Subtotal 65,000  

Performance Architectural Elements  - 11069 / 11 61 13

18 Acoustical Shell - Diva - Painted

SF / 

Surface 70 3,358  235,060  

11069 / 11 61 13 Subtotal 235,060  

Performance Stage Machinery  - 11941 / 11 61 39

19 Orchestra Pit Lift (Allowance) Each 100,000 1  100,000  

 Rehab, replace seals, install current 

safety systems 

11941 / 11 61 39 Subtotal 100,000  

Performance Power And Controls  - 11961 / 11 61 61

20

Panel Board with 84 DMX driven 

motorized Breakers Each 21,000 1  21,000  

 many are work lights / switched 

house lights 

21 House & Work Light Circuits Cir 20  -   By EE 

22

Emergency Transfer Switch DMX 

Universe

Each

1,500 1  1,500  

23

ELTS 6 @ 20A Circuit Phase and 

Voltage Configuration As Required 

Emergency Power With Branch 

Protection Branch Protection

Each

8,000 1  8,000  

It
em

 #
 Main Theate Rehab 

Bonfils Stanton Theatre Renovation  Preliminary Budget  16 April 2019    |    Performance Equipment Budget    |     1 of 4
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Description  F
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E
 

Unit Unit Cost  Qty  Total  Notes It
em

 #
 Main Theate Rehab 

24 Receptacle Only (Pigtail) Cir 82 61  5,002  

25 100A Company Switch Each 5,000 1  5,000  

26 200A Company Switch Each 6,000 1  6,000  

27 400A Company Switch Each 7,500 1  7,500  

28 Busduct - 5' 100A Stand Alone Each 1,000 1  1,000  

29 BusDuct - 225a allowance Foot 170 80  13,600  

30 225A Multipole Switch Each 4,500 2  9,000  

31 Architectural Control Only - Master Each 3,500 2  7,000  

32 Work/Aud. Light Control - Station Each 325 12  3,900  

33 Motion / Daylight Detection Each 150 12  1,800  

34 Performance Lighting Console Each 17,000 1  17,000  

35

DMX Distr Equipment (1 universe/w 

6 outs) Each 2,200 6  13,200  

36 Control Faceplate Each 300 24  7,200  

37

Base Processing 

Package/Rack/Network/Patch/ Switch System 7,600 1  7,600  

38 8 Port DMX Node Each 2,500 3  7,500  

39

Allowance For Architectural Lighting 

Control integration of LED or other 

non-conventional fixtures Each 5,000 1  5,000  

 If house lighting is to be replaced 

with LED. 

40 Stage edge illumination Foot 45 75  3,375  

 LED Channel Embedded in the 

stage edge. 

11961 / 11 61 61 Subtotal 151,177   See Note 2 

Performance Lighting Instruments And Accessories  - 11964 / 11 61 64

41

Stage Lighting Instruments - LED 

Ellipsoidal Moderate or short throw, 

high CRI * Each 2,000 50  100,000  

42

Stage Lighting Instruments - LED 

Ellipsoidal Moderate or short throw, 

Moderate CRI * Each 1,350 120  162,000  

43

Stage Lighting Instruments - LED 

Wash - High CRI * Each 1,350 48  64,800  

44

Cyc Lighting Instruments 1 Cell - 

LED * Each 2,500 18  45,000  

45 Automated Light - Moderate * Each 7,500 12  90,000  

46

Portable dimmer at conventional 

instrument - 750W * Each 450 6  2,700  

47 LED Work Light (switched) * Each 850 12  10,200  

48 Follow Spots - Standard Throw * Each 10,000 3  30,000  

49 Lighting Accessories * Each 125 269  33,625  

50 Control Cable * Each 55 245  13,475   portable cabling for fixtures 

51 Loose Electrical Distribution - Std * Each 55 559  30,745   portable cabling for fixtures 

11964 / 11 61 64 Subtotal 582,545  

Performance Sound, Video, And Communications  - 11969 / 11 61 70

52 Compact Line Array Cabinet 6,000 15  90,000   Varia 

53 Compact Subwoofers Each 7,500 3  22,500  

54 Monitor Speakers Each 5,500 4  22,000  

55 Front Fill Speakers Each 2,200 7  15,400   UP-4xp 

Bonfils Stanton Theatre Renovation  Preliminary Budget  16 April 2019    |    Performance Equipment Budget    |     2 of 4
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Description  F
F

E
 

Unit Unit Cost  Qty  Total  Notes It
em

 #
 Main Theate Rehab 

56

Medium Digital Mixer w/ Digital 

Snake Each 60,000 1  60,000  

57 Sound Effects Workstation Each 15,000 1  15,000   Qlab 

58 Digital Signal Processing Each 20,000 1  20,000  

59 Wired Microphones and Accessories * Allowance 1,000 10  10,000  

60 Wireless Microphones Each 6,000 8  48,000   With antenna distro 

61 CD/DVD/MP3 Player Each 850 1  850   Include case and cables 

62 Digital recorder - Stereo Each 1,500 1  1,500  

63 Patchbay Each 5,000 4  20,000  

64 Stage Manager Master Stations Station 3,500 2  7,000  

65 Page / Show Relay - Per Channel Each 8,640 3  25,920  

66 Page / Show Relay - Per Speaker Stn Each 400 60  24,000  

67 Page / Show Relay - Per Page Stn Each 3,800 1  3,800  

68

Tech Intercom - Digital 4 Channel 

Main Stn Each 5,400 1  5,400  

69

Tech Intercom - Belt Pack or Wall 

Station Each 1,350 18  24,300  

70

Tech Intercom Wireless System: Base 

Station & 4 wireless headsets System 8,400 1  8,400  

71 Streaming WIFI B.Y.O.D. system Each 2,000 1  2,000  

72 WiFiALS Receivers Each 250 36  9,000   4% capacity, 3/4 HS, 1/4 Loop 

73 Interpreter Station Total 2,500 1  2,500  

74

Camera - High Definition Pan/Tilt 

Zoom Total 6,500 1  6,500  

75 Camera - Extended Spectrum Fixed Total 3,500 1  3,500  

76 Presentation Control System Total 25,000 1  25,000  

77

High Def Transport over UTP (price 

per termination Each 1,500 12  18,000   Transmit or receive 

78 Video Monitoring and Screen. Each 5,000 8  40,000  

 Screen, Connections, Mount or 

Cart 

79 High Intensity Video Projector Total 75,000 1  75,000  

80

Medium framed projeciton screen 

(<28' wide x 16' high) Total 10,000 1  10,000  

81 Sequencing Panel Board Each 12,000 1  12,000  

82 Panel Board Surge Supression Each 1,000 1  1,000  

83

Sound & Communications - 

Faceplate and Wiring Each 700 60  42,000  

11969 / 11 61 70 Subtotal 670,570   See Note 3 

Performance Seating Portable - 12705 / 12 62 00

84 Chairs (stacking) Each 350 28  9,800  

12705 / 12 62 19 Subtotal 9,800  

Performance Seating  Fixed - 12710 / 12 61 13

85 Auditorium Seating - Wood Each 450 872  392,400  
12710 / 12 61 33 Subtotal 392,400  

Subtotal - Consultant Specified Equipment - NoHide / 00 00 00 2,668,402  

Equipment Specified By Others

Bonfils Stanton Theatre Renovation  Preliminary Budget  16 April 2019    |    Performance Equipment Budget    |     3 of 4
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E
 

Unit Unit Cost  Qty  Total  Notes It
em

 #
 Main Theate Rehab 

Subtotal - Equipment Specified By Others -  

Subtotal - All Equipment 2,668,402  

Design Contingency 10% 266,840  

Total - All Equipment 2,935,242  

* 651,799  

 Items marked with an "*" in the 

FFE column may be purchased 

outside of construction contract 

directly by owner. 

Subtotal - Base Bid 2,283,443  

 These items are installed as part of 

construction work. 

Figures are in US Dollars

Notes regarding items:

1) Requires CB panel with branch

protection for each relay by others.

2) All items in this section installed

by EC and are priced without

installation (price exclusive of

conduit and back box) unless

otherwise noted.

3) All items in this section utilize

conduit, backboxes and power

distribution installed by EC and are

priced without installation (price

exclusive of conduit and back box)

unless otherwise noted.

Estimated costs represent anticipated bid prices as received from 

specialty subcontractor if bid as of the date of this document.

Estimated costs do not include: architectural, structural, 

mechanical or electrical systems. 

Escalation is not included. 

Taxes are not included.  

Overhead, profit and contingency applied by downstream 

contractor(s) are also not included. (ie: We haven't included the 

General Contractor's O & P.)

Theatre Consultants Collaborative has no control over the cost of 

labor, materials or equipment, the contractor’s methods of 

determining the bid prices, or over competitive bidding, market or 

negotiating conditions.  Accordingly, TCC cannot and does not 

warrant or represent that bids or negotiated prices will not vary 

from any estimate of the Construction cost or evaluation prepared 

or agreed to by TCC.

Subtotal - Fittings, Furnishings and 

Equipment (FFE) "*"
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APPENDIX E.  
Venue Cost Report and Comparative Construction Cost 
Analysis 

As part of the May Bonfils Stanton Feasibility Study, Venue conducted an Order-of-Magnitude 
Estimate that serves as a cost model to assist in aligning program, scope, quality and budget for the 
Theater. Venue’s cost report begins on the following page. 



May Bonfils Stanton Theatre Renovation Study

Rough Order‐of‐Magnitude Estimate R1

May 31, 2019

FINAL DRAFT
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Introduction May 31, 2019

Introduction

Basis

Financial Summary

Building Summary

Estimate Methodology

Estimate Inclusions

• Substructure • Sitework and utilities (limited)

• Shell including roof replacement with like systems • Design/pricing contingency

• Building interiors
• General contractor general conditions, overhead and

fee

• Demolition and asbestos abatement • Escalation to bid date

• General contractor general requirements • Owner purchase performance equipment

• Mechanical & electrical services • Construction change order contingency

• Performance equipment & seating

Gross floor area comprises 45,298 square feet.

Gross floor area clarification:  grids, galleries, catwalks and exterior program areas are not included in the gross 

floor area.

Theatre Consultants Collaborative program analysis were used for the calculation of the overall gross floor area 

to be renovated.  A cost model was developed based on the function of areas contained in the gross floor area 

program, and other building, performance equipment, acoustical and site conditions taken into consideration.  

It should be noted that this is a program driven budget principally based on functional areas, however Theatre 

Consultants Collaborative marked up existing building drawings were utilized to help determine renovation 

scope and layout.

For pricing and market conditions, Venue confidentially contacted general contractors for current market 

conditions and unit pricing input and this current and project specific cost data was utilized in this estimate.

May Bonfils Stanton Theatre Renovation Study

Rough Order‐of‐Magnitude Estimate R1

Keen Independent Research commissioned Venue to provide cost consulting services for the May Bonfils 

Stanton Theatre renovation project in Loretto Heights, Denver, CO.  Venue submits this Feasibility Study Order‐

of‐Magnitude Estimate as a cost model to assist in aligning program, scope, quality and budget.

Theatre Consultants Collaborative "TCC ‐ Final Report ‐ 3" forms the basis of this estimate.

The estimated total construction cost for the May Bonfils Stanton Theatre renovation is $22 million, in January 

2021 bid dollars.  

venue.

FINAL DRAFT
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May Bonfils Stanton Theatre Renovation Study

Rough Order‐of‐Magnitude Estimate R1

Estimate Exclusions

• Multiple phasing/staging of construction (estimate

assumes one CM mobilization when the existing

building is closed)

• Models, mockups & renderings

• Relocation of any main existing utilities • Financing

• Soil borings, geotech, site and utility surveys • Fundraising

• Contaminated soil treatment and disposal • Public relations

• Testing/inspections expenses • Legal fees and expenses

• Third party acoustical or M&E commissioning • Owner staff or project management expenses

• Permits and associated fees
• Owner relocation (during construction) and moving

expenses

• Professional fees and reimbursables and

construction administration expenses

• Groundbreaking, topping off and pre‐opening

expenses

• Design build and/or fast‐track construction schedule

premium
• Art allowance

• Sole sourced equipment or systems • Musical instruments etc.

• Service and maintenance contracts • Owner overall project contingency

• Spare parts • Endowment/Subsidies

Definitions and Assumptions

‐ Building interiors: 

‐ Theatre:

‐ Audience Chamber Floor Carpet  to aisles

Painted concrete to balance

‐ Stage floor New sprung wood

‐ Ceiling Paint to existing drywall ceiling

‐ Walls Existing brick walls to remain

Refurbish stage and orchestra lift skirts

Painted gypsum to balance

‐ Substructure:   excavation, dewatering, foundations and slab‐on‐grade is limited to the installation of the new 

passenger and service elevators

‐ Structure:   miscellaneous steel and concrete work for the elevator shafts and bridge connections to the prop 

lofts

‐ Exterior enclosure ‐ lightweight architectural treatment to newly constructed passenger elevator shaft and tie‐

in to existing building envelope

The following helps define the terminology and assumptions in this report:

venue.
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May Bonfils Stanton Theatre Renovation Study

Rough Order‐of‐Magnitude Estimate R1

‐ Lobbies: 

‐ Floor Carpet

‐ Ceiling Painted gypsum

‐ Walls Wood Panels  10%

Fabric Panels  10%

Painted gypsum to balance

‐ Public Restrooms: 

‐ Floor Tile  $15/sf allowance

‐ Ceiling Painted gypsum

‐ Walls Tile 50%

Painted gypsum to balance

‐ Multi‐use Room: 

‐ Floor VCT

‐ Ceiling Painted structure

‐ Walls Painted gypsum

‐ Ballet Studio: 

‐ Floor Sprung wood floor throughout

‐ Ceiling Painted gypsum

‐ Walls 8' high mirror on one wall only

Painted gypsum to balance

Plumbing and Drainage:

Fire Protection:

Balance of areas to receive new finishes similar to existing.

The renovated building is fully fire sprinkler protected with quick response wet and/or dry system to local 

codes and regulations, for light ordinary hazard coverage.  Generally areas are protected with wet systems 

coverage and areas subject to physical damage are protected with dry or pre‐action systems coverage.   New 

fire hose valves are included at each side of stage. Fire pump is not required.

• Mechanical includes plumbing and drainage, fire protection, heating, ventilating, air conditioning and

controls ‐

Plumbing and drainage includes electronically activated plumbing fixtures; replacement of all domestic hot, 

cold and recirculation potable water piping to fixtures and fittings and HVAC systems throughout; replacement 

of natural gas water heater with new; replacement of gravity and pumped flow sanitary waste (and vent) 

collection system from fixtures, fittings, floor drains and equipment throughout connected to existing site 

sanitary services; replacement of storm water drainage piping with PVC XFR or Cast Iron MJ complete with new 

roof drains; natural gas piping to water heaters and HVAC equipment is replaced.

venue.
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Controls and Automation:

Heating, Ventilating, Air Conditioning (H.V.A.C.):

‐ Washroom / kitchenette / janitor / general exhaust are routed through outside air energy recovery system via 

a network of exhaust grilles and ductwork.  Shops do not require dedicated exhaust systems.

‐ Provision for duct lagging, vinyl wrap, acoustical plenums (sound traps) and the like for low RC spaces.

The existing controls system is replaced with a Building Automation System (BAS) consisting of direct digital 

controls (DDC) connected to campus controls system.  The BAS controls and monitors all HVAC systems and 

equipment, and various plumbing, fire protection and electrical systems where required. System allows 

operators to start and stop equipment and will automatically control zone temperatures, air and water flow 

rates. System and system graphics allow full monitoring, trending and reporting of set points, equipment 

control and alarm functions. Damper and valve actuators are electric/electronic type with direct digital control 

(DDC).  Ventilation rates are controlled by carbon dioxide sensors (demand ventilation) throughout the facility.

The mechanical H.V.A.C. system estimate includes for the following:

‐ Existing boilers are replaced complete with new circulation pumps, air separation, water make up, and 

chemical dosing system.  Hot water heating piping is extended from boilers to new pumps to air handling units, 

fan coil units, perimeter radiation, reheat coils in VAV's and auxiliary unit heaters throughout.

‐ Ventilation and conditioned air is delivered throughout the building via air handling units.  Constant volume 

AHU's with noise‐critical overhead air distribution system serve the Auditorium via ceiling mounted supply air 

grilles.  Constant volume AHU's with noise‐critical overhead air distribution system serve the Lobby via linear 

bar or sidewall long‐throw diffusers.  Variable volume air handling  units serve the remainder of spaces 

throughout via conventional overhead air distribution via linear bar and/or ceiling diffusers to suit specific 

space. Generally air is supplied to the spaces via a network of sheetmetal ducts to and from the respective air 

handling units supply air diffusers within the space.  Duct is lined with internal 1" ‐ 2" thick duct liner depending 

on location and area served.  Ceiling voids (where available) are utilized to convey return air to main riser shaft 

locations.  Includes all ductwork, diffusers, VAV boxes with reheat coils, accessories, etc.  Fire/smoke dampers 

are provided at all shafts and 2‐hour rated walls.

‐ Semi‐custom quality air handling units serve the renovated building generally comprising of: 4" thick Double 

Wall insulated casing, solid stainless steel base (drain pan), dx cooling coil section, hot water pre‐heating, heat 

recovery wheel (where necessary) mixing box section, MERV8/13 filter sections, supply and return/exhaust fan 

arrays through variable frequency drives and c/w vibration isolation, access sections with marine lights, factory 

installed building automation BACnet, and discharge plenum equal to Trane / Carrier / York.

‐ Fan coil units throughout for 24/7 loads

venue.
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General:

Distribution & Services:

Lighting, Devices and Heating:

Systems and Ancillaries:

• Electrical includes services and distribution, lighting, devices and controls, systems and ancillaries and

performance equipment accommodation – specifically –

A new 500KVA 13.8KV to 120/208V substation provides power to a new 1600A 120/208V main switchboard via 

an underground secondary feeder. The complete existing normal power distribution equipment is replaced 

with new equipment. Additional normal power distribution equipment is provided to accommodate the new 

and revised loads. The existing inverter system is replaced by a 5 KVA inverter for life safety lighting.  

Transformers are isolation type to accommodate the production equipment requirements and are located 

away from all production areas. Mechanical equipment is fed through mechanical distribution panels and the 

electrical division is providing line and load side wiring. The existing building and technical grounding systems 

are upgraded to accommodate the new equipment.

Replacement lighting is generally provided using recessed and wall mounted decorative LED fixtures. Life safety 

lighting is powered through the emergency inverter system and is controlled using emergency control relays. 

Lighting control is replaced and upgraded using a central LV addressable control system. Local switching, 

occupancy and daylight sensors are incorporated into the design. These controls are interfaced with the 

production dimming systems. Devices are installed to meet general maintenance and specialty requirements 

for production facilities. 20A receptacles are provided in the production areas to accommodate the new 

production equipment requirements. Dimmer racks are provided as part of the equipment provided in the 

production equipment package and will be fed through dedicated transformers. 200A and 400A company 

switches are provided for production power requirements. 

The existing addressable two stage fire alarm EVAC system is replaced throughout the facility and new 

equipment is added to accommodate the addition.  A distributed antenna system for police and fire 

department is also included to serve the facility.  The existing security access control and CCTV system is 

replaced and provides control and monitor the perimeter access doors. Communications empty raceway 

infrastructure and CAT 6 structured cabling system are provided. Horizontal CAT 6 is provided from wall 

mounted communication outlets, wireless access points and runs back to communications rooms. An empty 

raceway and wiring system for the production equipment and AV is provided to accommodate the new 

production equipment. 

• Performance equipment and seating budget from Theatre Consultants Collaborative is included.

All systems / services located and routed for acoustic sensitivity and noise transfer elimination.  Design is such 

to comply with LEED as a minimum.  Seismic restraints installed as per City of Denver standards.  Selective 

demolition by mechanical contractor is included.

venue.
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• Owner purchase fitting fixtures & equipment allowance is included as directed by Theatre Consultants

Collaborative.

• Construction change order contingency is for existing building conditions variances, coordination conflicts on

the drawings and other minor errors and omissions that may occur during the construction phase of the

project (Owner changes not included).

Note:  Venue has no control over the cost of labor, materials or equipment, the general contractor/construction 

manager’s tender prices, competitive/negotiated bidding, or market conditions.  Whilst Venue cannot warrant 

that the tender will not vary from any estimate prepared, we do however use our best endeavors to ensure that 

our estimate closely reflects the anticipated tender cost.

• General requirements includes for cranage and hoisting, specialty scaffolding, subcontractor bonding for all

the subtrades, temporary protection/construction, mock‐ups, laydown premium  and miscellaneous non‐trade

• Sitework allowance (minimal paving) is included along with minimal (electrical) utilities allowance.  Note, no

major utilities relocation is included.

• Design/pricing allowance is for ongoing design detailing that will occur until drawings are complete and for

quantity measurement and pricing adjustments.

• General conditions, overhead and fee includes all requirements for the general contractor, at a currently

competitive rate.

• Escalation to bid date allows for currently known normal price increases that will likely occur between now

and the projected January 2021 bid date and not for major unforeseen pricing fluctuations and market

conditions that can not be predicted ‐ there could be a major unforeseen uplift or downturn in the market

between now and when the project is bid, however and any final adjustment to pricing can only be made with

any certainty once market conditions at bid are known.

venue.
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Estimate Summary

ITEM AMOUNT

A Sub‐Structure $115,000

B Shell $770,000

C Interiors $3,520,000

D Mechanical & Electrical Services $5,255,000

E Performance Equipment & Seating $2,190,000

F Demolition & Temporary Construction $1,050,000

G General Requirements $765,000

H Siteworks and Utilities $225,000

I Design/Pricing Allowance 15% $2,085,000

J General Conditions, Bonds, Insurances & Fee 15% $2,395,000

K Escalation 9.1% $1,665,000 5% per annum

L GMP Buyout Contingency 3.0% $600,000

TOTTOTAL BID COST IN JANUARY 2021 BID DOLLARS $20,635,000  $ 456 /gsf

M Owner Purchase Performance Equipment Items $705,000

N Construction Change Order Contingency 5% $1,030,000

TOTAL CONSTRUCTION COST IN JANUARY 2021 BID DOLLARS $22,370,000  $ 494 /gsf

Overall Gross Floor Area

‐ Renovated Area 45,298 gsf

May Bonfils Stanton Theatre Renovation Study

May 31, 2019

Rough Order‐of‐Magnitude Estimate R1
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Elemental Summary

ELEMENT Total ELEMENT

A SUB‐STRUCTURE $114,600 $2.53 1%

A1.1 Excavation $0 $0.00
A1.2 Foundations $112,700 $2.49
A1.3 Slab‐on‐Grade $1,900 $0.04
A1.4 Basement Walls $0 $0.00

B SHELL $770,000 $17.00 6%

B1 Superstructure $470,000 $10.38 3%
B1.1 Structural Concrete (incl below) $0 $0.00
B1.2 Structural Steel $470,000 $10.38
B1.3 Other Structure $0 $0.00
B1.4 Miscellaneous Structure $0 $0.00

B2 Exterior Enclosure $300,000 $6.62 2%
B2.1 Roofing (replace with like) $250,000 $5.52
B2.2 Exterior Walls $50,000 $1.10
B2.3 Exterior Windows & Curtainwall $0 $0.00
B2.4 Exterior Doors $0 $0.00
B2.5 Miscellaneous Exterior $0 $0.00

C INTERIORS $3,520,000 $77.71 26%

C1 Partitions & Doors $490,000 $10.82 4%
C1.1 Partitions $335,000 $7.40
C1.2 Interior Doors $155,000 $3.42

C2 Vertical Movement $525,000 $11.59 4%
C2.1 Stairs $0 $0.00
C2.2 Elevators & Lifts $525,000 $11.59

C3 Interior Finishes & Fixtures $2,505,000 $55.30 18%
C3.1 Public & Performance Spaces $1,625,000 $35.87
C3.2 Non‐Public Spaces $880,000.00 $19.43

D MECHANICAL & ELECTRICAL SERVICES $5,255,000 $116.01 38%

D1 Mechanical $3,195,000 $70.53 23%
D1.1 Plumbing & Drainage $645,000 $14.24
D1.2 Fire Protection $235,000 $5.19
D1.3 Heating, Vent, Air Cond $2,050,000 $45.26
D1.4 Controls $265,000 $5.85

D2 Electrical $2,060,000 $45.48 15%
D2.1 Services & Distribution $415,000 $9.16
D2.2 Lighting, Devices & Controls $1,010,000 $22.30
D2.3 Systems & Ancillaries $635,000 $14.02

E EQUIPMENT $2,190,000 $48.35 16%

E1 Performance/AV Equipment & Seating $2,190,000 $48.35 16%
E1.1 Performance Equipment & Seating $2,190,000 $48.35
E1.2 AV Equipment $0 $0.00

E2 Miscellaneous Equipment $0 $0.00 0%
E2.1 Miscellaneous Equipment $0 $0.00

F DEMOLITION & TEMPORARY CONSTRUCTION $1,050,000 $23.18 8%

F1.1 Demolition & Asbestos Abatement $1,000,000 $22.08
F1.2 Temporary Construction $50,000 $1.10

G GENERAL REQUIREMENTS $765,000 $16.89 6%

G1.1 Equipment & Rentals $185,000 $4.08
G1.2 Project Overhead Items $580,000 $12.80

$13,664,600 $301.66 100%
GROSS FLOOR AREA 45,298 gsf

May Bonfils Stanton Theatre Renovation Study

Rough Order‐of‐Magnitude Estimate R1

May 31, 2019

$ per gsf

FINAL DRAFT

APPENDIX E, PAGE 10



H SITEWORKS & UTILITIES

H1.1 Siteworks $100,000
H1.2 Mechanical Utilities $75,000
H1.2 Electrical Utilities $50,000

TOTAL SITWORKS & UTILITIES $225,000

FINAL DRAFT
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APPENDIX F.  
Victor Gotesman Facility Operating Plan 

The Keen Independent study team created an operating plan for a renovated May Bonfils Stanton 
Theater. Included is a business plan and an exploration of key questions that address financial 
implications and pros and cons of the model. The human resource needs of the venue, earned 
revenue sources, and the overall costs of programming and operations are addressed. 

 



MAY BONFILS STANTON THEATER 

FEASIBILITY STUDY 

FACILITY OPERATING PLAN 

JUNE 2019 

Victor Gotesman Performing Arts Facilities Planning 
Prepared by: Victor Gotesman & Teresa Koberstein 
victor@victorgotesman.com  
teresa@victorgotesman.com  
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INTRODUCTION 

The Keen Independent Research Team includes a diverse array of performing arts facility development 
expertise. Victor Gotesman Performing Arts Facilities Planning (PAFP) has been charged with the 
development of an Operational Plan for a revitalized May Bonfils Stanton Theater (MBST). The following 
plan provides a roadmap for decision makers and community stakeholders to consider. The operational 
plan focuses on the internal workings of MBST, how it might be governed, structured, managed, 
programmed, and operated.  Each area has financial implications represented in the financial estimates of 
the Theater’s operations which are outlined within the operating business plan.  

Planning for the May Bonfils Stanton Theater’s redevelopment includes an understanding of the Theater’s 
future administration, programming, and operations. Identifying how the building will be used, by what 
types of performing arts and community organizations, and how often, are key elements of projecting the 
financial viability of the Theater. This includes estimating sources of earned revenue, as well as the 
Theater’s operating costs. If a shortfall exists between how much is earned annually and the cost of 
operations, a fundraising or underwriting program becomes a critical piece of the financial equation.  

Performing arts facilities rely on program or content as a key component of the operational demand.  A 
renovated May Bonfils Stanton Theater without a robust program of performances and facility users would 
not be sustainable and would not achieve the goals desired by stakeholders.  The foundation upon which 
programs take place depend on an operational structure that is built to support the programmatic and 
financial operation of the facility.  

In the case of May Bonfils Stanton Theater, the operational structure might also respond to the performing 
arts community’s need for performance space; an infrastructure need that might be addressed with a 
renovated MBST. Understanding how the MBST fits into the cultural landscape is a critical aspect of the 
Theater’s revival. The programming mix for many performing arts facilities often includes an active 
facilities rental program, which was true for past incarnations of the MBST.  

For a renovated MBST, this operational approach represents a dual programmatic imperative of 
performances and events, plus community access. This programmatic duality is most often supported by 
a non-profit organizational structure or a governmental entity. The costs associated with access to 
performance space can be a barrier for many organizations; therefore, rental underwriting is often 
implemented to lessen the financial burden of producing and presenting organizations. This structure is 
most often realized under a non-profit model which provides mechanisms to fundraise in order to generate 
contributed income which can offset program and operating costs. 

In some cases, a hybrid model exists in which a governmental entity, such as a city or county, partners with 
a non-profit operator that is responsible for programming and operations. (See Benchmarks on page 15) 

APPENDIX F, PAGE 4



PROJECT GOALS AND BACKGROUND 

The goal for this portion of the study is to determine how a renovated MBST will be set-up to operate and 
what entity will be responsible for the programming and financial health of the Theater. We will explore 
an operating model and review the pros and cons inherent to the model, including a snapshot of the 
financial implications. To understand the operating model is to understand the human resource needs of 
the venue, the earned revenue sources, and the overall costs of programming and operations. 

The development of an operating plan for the May Bonfils Stanton Theater will explore the following key 
questions, the resolution of which frame the business plan formulation. 

● What type of entity or organization will own and govern the May Bonfils Stanton Theater?

● What are the demands of the entity or organization that will manage, run, and program the
Theater?

● Can the MBST address the performing arts space infrastructure needs of Denver?

● How will the Theater be used and by which organizations?

● How much utilization will be needed to sustain the facility’s operation?

● What are all the potential sources of earned revenue for MBST?

● What are the operating cost estimates of a renovated MBST?

● How will any gap between revenue and expenses be handled?

● How will the renovated MBST benefit the Denver performing arts community and audiences?

Through this analysis and consideration, we collectively arrive at a potential operational path forward. 
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STRUCTURAL IMPERATIVES 

In determining the optimal structure for MBST, fundamental components of that structure are necessary to 
consider in the development of an effectual operating model. This construct forms the primary 
foundational elements for the Theater’s operation and its rebirth.  

The following are the key components necessary for a performing arts space of the size and scale of a 
renovated MBST. There are options as to how these essential components are implemented; however, they 
are all necessary in some structural form. 

Governance 

The entity that owns the building (Westside Development may lease to operator) will provide the 
governance or authority that oversees the facility’s policies and thus its operations. It is defined as: 

“Governance is the establishment of policies, and the continuous monitoring of their proper implementation, by the 
members of the governing body. The primary duty of the governing body is to enhance the prosperity and viability of 
the organization.” 

● Ownership – The owner is responsible for all aspects of the MBST and controls how the
operation is structured, the policies governing the operation, and the overall health of the
MBST organization.

● Mission oversight – The owner will ensure that the goals and objectives of the MBST
mission are maintained through its partnerships, programming, and the Theater’s
utilization.

● Policy formulation and control – The owner will establish all operational policies and
retain oversight over the execution of those policies.

● Financial responsibility – Fiduciary responsibility rests with the governing body, as well
as the oversight of partner organizations’ financial goals and results.

● Fundraising – A contributed income stream or budget allocation is required for most
performing arts facilities. The ability to raise funds that offset operational costs and
underwrite programming is often mandated.

● Short and long-term planning – The governing body is responsible for developing
operational objectives and strategies for accomplishing those goals.

Management 

The governing body may choose to manage the May Bonfils Stanton Theater through an internal facility 
management operation, such as Denver Arts and Venues; or the owner may opt to contract or lease the 
management of the facility to a third party that would be responsible for the management of the day-to- 
day operation. 
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● Staffing – MBST will require a professional staff to lead and operate the facility, including
a structure of executive, administrative, programming, marketing, education, development, 
production, and building departments.

● Operations – Operational oversight will rest with the managers of the building with
responsibility for all aspects of how the building is used and how the performances are
supported, produced, and presented.

● Administration – Administrative systems are required to oversee human resources
management, executive management, internal record keeping and fulfilling legal
requirements.

● Marketing – This includes the development and execution of program marketing as well as
marketing the facility itself in order to secure bookings.

● Financial accountability – Someone must be responsible for annual budget development,
management, and the financial results from building programs and operations.

● Fundraising – There is often a requirement to supplement earned revenue with contributed
income from individuals, institutions and corporations, as well as sponsorships.

● Day-to-day venue management – The  entity will be responsible for all operational functions
of the building and maintain facility policies as set out by the governing body.

● Short and long-term planning – In collaboration with the governing body, management
must continuously embark on a planning and evaluation process in order to meet the
facility’s operational, programmatic and financial goals.

Programming 

The facility’s programming (the actual performances being presented on stage) forms the central core of its 
mission, identity, market impact, and financial results.  Each relies on a robust program of performances 
and events. A curatorial approach to the facility’s programming is key to a mission-driven artistic 
distinctiveness. 

● Resident Organizations – Organizations that call MBST home may be considered Resident
Organizations, with an opportunity to produce and present performances and events in the
MBST.

● Internal artistic programming – This refers to programming that is produced by the
operating entity and includes mounting the production or event and being responsible for
all production costs, marketing costs, and show running costs. The operating entity assumes 
all risks associated with the performance or event.

● Presented artistic programming – Presented programming includes those events that are
imported to the MBST by the operating entity. This includes paying a fee for service,
marketing expenses and show running costs with revenue earned through ticket sales.
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● Programming produced by venue users – The venue operator will be responsible for the
facilities rental program which provides access to MBST spaces to outside users.

Community Benefit 

The May Bonfils Stanton Theatre should serve as a cultural resource to and for the Denver community by 
supporting the work of performing arts organizations and individual artists, and should offer access and 
facility resources to a broad cross-section of the Denver performing arts community, adding significantly 
to the performing arts ecosystem of the City. 

● Professional Development Services - In addition to providing space, programs that educate,
mentor, and support artistic and organizational growth are an important benefit for the arts
community.

● Artist Co-Work Spaces - The May Bonfils Stanton Theater (and the adjacent Library building) offers 
a unique opportunity to create artist co-work space, makerspace, and collaborative space to foster
an enhanced creative environment.

● Programs and Services - The community benefit aspect of this model requires administrative and
financial support consistent with the needs of the programs and services being provided, including 
the cost to create and maintain the programs.

Production 

The support of performances onstage and backstage requires a professional production staff to handle the 
kind of turnover that a venue with rental activity requires. Advancing productions, handling technical 
setups, load-in, show running, load out, crew scheduling and supervision, and production oversight will 
be required. 

● Technical production operations – Not all productions are appropriate or are able to
physically fit into the MBST with the production staff often making that call. The production 
team schedules the use of the venue by determining the production requirements for a
specific performance and the time required to move into the building, set up on stage,
perform, strike the stage set-up, and load out. This may preclude the use of the hall until all
production requirements are completed.

● Theatrical equipment and systems – A fully functioning performing arts facility will have
sophisticated theatrical systems for lighting, rigging, sound and mechanical. These systems
require experienced personnel to operate and maintain them. Often the venue will rent
outside equipment to supplement the in-house inventory, depending on an event’s
production requirements.

● Pre-performance support – An experienced production team will advance each production
prior to its arrival at MBST. The pre-performance planning is essential for handling the
unforeseen complications of moving shows in and out the facility.
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● Show running – The MBST will have a production staff that is responsible for the execution
of the production requirements of the public performances.

● Post-performance strike – The production staff will be responsible for moving productions
out of the MBST and prepare the hall for the next user.

● Facility maintenance and upkeep – Ongoing maintenance and upkeep of the venue and the 
theatrical systems will be the responsibility of the production staff. This will include an
annual building maintenance shutdown, often spanning two or more weeks.

The restoration of the MBST inherently contains operational and artistic (programmatic) challenges for all 
stakeholders. At the same time, the facility offers an array of assets and opportunities for the community. 
It is important to match the artistic (programmatic) and educational goals with an achievable and 
sustainable financial model. As important planning decisions are required, the following opportunities and 
challenges should be considered. 

Opportunities 

• Increased arts and cultural activities in south Denver.

• Professional development opportunities for local artists and arts organizations.

• New spaces for children and families to participate in the arts.

• Ability to provide affordable performance and rehearsal space in South Denver to arts groups from
the region.

• Ability to provide professional support and guidance by experienced arts administrators and
facility operators.

Challenges 

• Identifying a qualified facility operator with programming experience to activate the goals of the
creative hub.

• Establishing a philanthropic program for the facility to cover the operating expenses and to fulfill
the annual budget requirement.

• Maintaining an active calendar of events.

• Creating an equitable and inclusive use-policy that will allow access for a diversity of users.

• Establishing and implementing methods for measuring the impact of the facility on the Denver
artists and the community overall.
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ACTIVATION GOALS 

Activating the space will require that the owner and the operator agree on a mission for the new facility 
and the operational goals set by the owner. There is a need to identify short- and long-term goals for the 
facility which will help to ensure success. The mission will provide a clear path forward, allowing the 
operator to build capacity and fulfill the owner’s vision.  Importantly, the mission and goals should ensure 
that Denver’s diverse community has an equal opportunity to access space in the facility. 

After reviewing the missions of the benchmarked institutions and drawing inspiration from them, a 
potential Denver Creative Hub mission statement might read:  

“To cultivate the diversity of the arts in Denver by enhancing the cultural and educational opportunities 
for community participation in the arts.” 

Informed by the opportunities and challenges outlined in the previous section, below are several goals for 
activating the new arts facility in the areas of marketing, programming, the development of an equitable 
rental program, relationship building, and fundraising: 

Short-Term Goals 

● Identify a capable facility operator.

● Solidify an implementation plan with the facility operator.

● Create an equitable and inclusive process for outside users to access and rent space. The process
should be fully aligned with the mission of the creative hub.

● Begin the marketing process by announcing the availability of spaces for rent, targeting past MBST
users, nonprofits, community groups, private individuals, and other entities in need of cultural
space.

● Brand and market the MBST to the community and beyond, using social, digital and print media,
as well as printed materials.

● Maintain a direct connection with the greater creative community, keeping them involved and
engaged in the process.

Long-Term Goals 

● Create a creative hub program for emerging artists and arts organizations.

● Communicate directly with the public using various marketing platforms.

● Identify possible opportunities to present a curated program of guest artists.
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PROGRAM EVALUATION 

A program evaluation plan will play a crucial role in measuring the extent that the organization is 
delivering its mission and meeting its strategic goals.  Arts space development, in general, is challenging 
to measure; however, there are experts who have already tackled this work by creating indicators for 
success.  One organization, Leveraging Investment in Creativity (LINC), operated for a limited time purely 
for the purpose of arts space development research.  It published a report that outlined several indicators 
for success from which a new arts facility in Denver can draw. Arts Space Development: Making the Case, by 
Maria Rosario Jackson and Florence Kabwasa-Green, was published by the Urban Institute in 2007.  It 
recommends that program evaluation plans consider three main categories: 

• Space availability and infrastructure

• Artists’ careers and professional development

• Artists’ relationships to the broader community

PAFP suggests creating methods for collecting data in these three impact areas at the beginning of 
implementing each program, as evaluation can be a challenging and time-consuming task.  Integrating it 
within the program development at the outset will offer a smoother process for data collection and avoid 
having to retroactively engineer the evaluation process.  Data collection can involve disseminating surveys 
to participants to collect demographic data along with their thoughts regarding the ways in which the 
programs at the new arts facility serve their professional and programmatic needs; and how, over time, the 
arts community in Denver will ultimately be affected.  PAFP can assist in implementing any program 
evaluation should the need arise. 
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OPERATING MODEL 

How the May Bonfils Stanton Theater operates, its utilization, and its program, can be determined by a 
number of factors. Clearly, the financial considerations are important and so are the opportunities and how 
a renovated MBST might address the need within Denver for affordable, accessible, and appropriate 
performance space for many performing arts organizations.  

The market demand portion of the study indicates growth in all performing arts genres and the continued 
interest for audiences to experience live cultural events. Through our research we have discovered a need 
within the performing arts sector for performance space outside of the downtown central core and with 
better and easier community access. And we have learned of the impressive history of performance activity 
at the MBST over the years and the community’s ardent interest in seeing MBST resurrected.  

The Denver Cultural Facilities Infrastructure Paradigm 

The Denver market has a diverse mix of performing arts spaces. Most facilities are utilized over 70% of the 
time as reported in the May 16, 2019 Keen Independent Research detailed finding of the Denver arts 
community. The limited number of dates available, coupled with the cost of renting the venue, are 
prohibitive for many Denver arts organizations. Some in the performing arts community have sufficient 
resources to gain access to an impressive array of facilities; however, there is a segment of the community 
for which access to affordable performance space remains a challenge.  

How then, can the May Bonfils Stanton Theater, fit into Denver’s facility infrastructure need? And how 
might a 900-1,000-seat theater address that need? 

A potential path forward is to model the MBST operation on a community focused “incubator” or “creative 
hub” for emerging, small and mid-size organizations as well as Tier One and above organizations whose 
artistic output may need a home for outreach performances. The “creative hub” model specifically refers 
to an operation and its program which nurtures growth and development of artists and arts organizations 
in the community. The model is designed to provide support for all segments of the arts community with 
a focus on arts start-ups and organizations with limited organizational capacity that are in need of support 
resources.  The entrepreneurial aspect of the “creative hub” is a concept employed in business incubators 
which are created to strengthen start-ups or new business ventures. The “creative hub” model would offer 
similar support for artists and arts organizations with a goal to strengthen the entire arts community by 
bolstering growth for all cultural organizations, regardless of size or capacity.   

Through the feasibility study process we heard from the community of artists and arts organization about 
the need for affordable and accessible performance space outside of the downtown center. Many of these 
organizations had been users of the MBST prior to its closing. A renovated Theater would provide a 
valuable missing link in the inventory of performing arts facilities in the Denver area and could fulfill a 
community need for creative and performance space. However, we see a broader opportunity beyond just 
performance space which includes a program of services designed to support the “creative hub” concept by 
offering centralized services for organizations in need of performance space and professional development. 
The physical structure is central to the “creative hub” concept, but it is not the only aspect which must be 
considered. Ultimately, it is the mission and the implementation of the programs that support that mission, 
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which are equally important. The “creative hub” model is programmatically heavy and requires expertise 
to achieve and sustain it. 

The “creative hub” concept will effectively fit into Denver’s arts facilities ecosystem with the May Bonfils 
Stanton Theater providing the physical creative space needed in the community. The goal of the “creative 
hub” is to nurture artistic growth of organizations through a mission driven operation that offers 
professional development programs, maker (creation) space, central services, and administrative support 
for the community. 

Professional Staff 

The operational demands of the “creative hub” model require a professional staff to implement and execute 
each aspect of the building’s operation.  The model also requires a professional teaching or mentorship 
staff, in addition to production, administrative, programming, marketing/sales, development, and box 
office personnel. 

The past success of the MBST was partly due to the support that it received as part of a larger educational 
institution, occupying the Loretto Heights campus. Without similar institutional support, the Theater 
operation will need to include staff positions that in the past would have been handled by a central campus-
wide operation. 

The renovation and systems upgrades proposed for the MBST will also require expertise to operate and 
successfully attain a sustainable model. 

Professional Development Programs & Services 

A significant opportunity exists in Denver to support the growth and development of artists and arts 
organizations. Consistent with the “creative hub” concept, support through professional development 
services and central administrative services would greatly benefit the Denver arts community by 
strengthening the artistic output of artists and arts organizations.  We have learned that there is a need in 
Denver for arts infrastructure support for small, emerging, and even mature organizations that would 
benefit from programs designed to bolster their administrative capacity. This can be accomplished by 
offering programs that provide advice and counsel on important business functions like marketing, 
fundraising, and financial management. Programs that offer these services to artists and arts organizations, 
in addition to the opportunity to share co-work spaces, could offer a much-needed boost to the performing 
arts sector of Denver. 

Facilities Rental Program 

The “creative hub” model also relies on maximizing the earned revenue potential of the MBST. The facility 
operator will be responsible for developing a robust facility rental program designed to provide access to 
the performance space to a wide range of performing arts users. Venue rentals should not be limited to the 
“creative hub” users only, but should be open to commercial uses such as popular concerts, attractions and 
events that would be appropriate for the Theater. 
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Rental rates should align with the types of usage including the incorporation of non-profit and commercial 
rental rates for the Theater and all ancillary spaces of the MBST. (See financial pro-forma budget on page 
24) 

Organizations we spoke with indicated that they are currently paying between $1,000 - $30,000 per day for 
performance facility rent. 

Produced & Presented Programming 

The operator will have the opportunity to create programming as a producer or presenter of events. The 
“creative hub” model offers programmatic opportunities that can frame the MBST through performance 
opportunities that are missing in other area venues. The opportunity exists to create a diverse mix of 
programming, offered through a curatorial process, that responds to and represents the rich cultural 
landscape of the City. In this model, the operator would assume the costs associated with the programming, 
such as production and promotional expenses, and recoup revenue from tickets and other event-related 
sales. 

Production 

The operator will be responsible for all productions in the MBST and will oversee a staff and crew that will 
handle all performance-related production requirements essential for each performance. In addition to 
performance production requirements, the production team is responsible for all theatrical systems and 
equipment for the MBST, including training, maintenance/upkeep, and operations. 

SPACES 

The following spaces are envisioned for the “creative hub” concept: 

Space Type Seats   Format 
Performance Space       900  Proscenium theater 
Flexible Studio Space        150  Teaching/Rehearsal/Performance 
Classroom Space 35 Teaching 
Administrative Space (Resident Orgs.) 10 Workstations** 
Administrative Space (Operator) 10 Workstations** 

**Location of these spaces to be identified 

The following expands upon these spaces and how they might be used. 

Performance Space 

Ideally, the performance space should have the flexibility to be utilized in myriad ways and formats so that 
different types of arts groups and non-arts organizations can use the performance space for a variety of 
activities. This can include theater productions, dance performances, concerts, recitals, amplified music, 
lectures, film screenings, and special events. The performance space may be used as a function space 
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accommodating weddings, private parties, and other non-performance events. This would be the largest 
public assembly space in the building. 

Flexible Studio Space 

The studio space serves as an ancillary space to the performance area in that it can be used as a rehearsal 
room or a performance space for smaller productions, such as staged readings, guest speakers or meetings.  
It can also be used as a teaching space, especially suited for dance or theater classes.  Ideally, the flooring 
(temporary or permanent) would support dance instruction.  

Classroom Space 

The dance studio space in the MBST can be utilized for artist workshops and for resident organizations to 
use as creative space for planning for upcoming productions.  The classroom space should be flexible and 
contain appropriate technology to support the creative process as well as for conferences and meetings. 

Administrative Offices 

Several arts organizations indicated that access to administrative office space at a low price-point would 
be of value.  PAFP suggests that 10 workstations for resident organizations and 10 workstations for the 
operator’s administrative staff should be considered in the development of the facility.  These workstations 
can be configured in several different ways, including combining all organizations into one office space 
with varying kinds of dividers or creating separate rooms for the resident organizations, or any other 
combination depending on the budget available and the desired vision for the administrative atmosphere. 
Ultimately, the layout for these spaces will be determined in the phase of the study with the architect and 
space programmer. 
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UTILIZATION 

In order to understand potential space utilization for the new arts facility, the study team analyzed the 
usage from previous users from 2012-2017 prior to the closure of the Theater and spoke to a few of those 
users to learn how they might continue to use the space.  Responses were overwhelmingly positive.  For 
the usage projections, the team also reviewed data from comparable facilities and applied it to the new 
space, and planned for an internal presenting program and professional development program for artists.  
The model contains a usage percentage required in order to maintain the level of rental revenue necessary 
for bringing in enough revenue to support the budget, while also cultivating a vibrant facility.  The table 
below illustrates how the usage might occur in the new facility. It shows a sample calendar of events with 
the number of events listed per month.   

The projected events per month are hypothetical; they illustrate a sample of how the facility might be 
utilized. Included are the usage days by space type (performance space and flexible studio space) for 
various kinds of uses. These include performances, rehearsals, internal programming events, workshops, 
and special events.  
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BENCHMARKING 

Benchmarking provides a view of comparable existing facilities, programs, and operations around the 
country and beyond. The benchmarked institutions serve as models to consider as the planning and 
decision-making process progresses. Benchmarking is helpful to a point, as each institution reviewed is 
unique in location, communities served, and structure.  PAFP has identified six institutions with 
exceptional performance spaces and programs.  Each of these spaces is owned by some other entity, such 
as a government or corporation, and is leased to an operating entity that manages the building and its 
programming.  These institutions are chosen for the array of programs that serve their communities, 
meeting the needs of a diverse set of artists and makers.  Three out of the six also serve markets that are 
similar in size to Denver. 

Below is an in-depth review of the researched arts facilities, noting relevant aspects of their programming, 
structure, and facility details.   

MATCH: Midtown Arts & Theatre Center Houston in Houston, TX 
https://matchouston.org/ 
MATCH is a performance venue and creative hub for the Houston region’s small and mid-sized arts 
organizations.  Providing a centralized hub for performances and other arts activity, it allows audiences 
to experience a broad spectrum of the arts.  Four mid-sized arts groups - Aurora Picture Show, 
DiverseWorks, Suchu Dance, and The Catastrophic Theatre - formed a group, pooling their resources 
from more than 50 donors plus a loan to purchase a piece of midtown land for the project.  

Programming: MATCH offers its space to rent to outside groups in the arts community at affordable 
rates, in most cases paying “what they can,” with MATCH subsidizing the remainder of the rent.  It 
provides offices and cubicles for artists, arts groups and cultural groups to rent, as well. 

Facilities: MATCH consists of two buildings, North and South.  

• The North building has four performance venues with dressing rooms and wardrobe to support
all four in operation at once:

- Box 1: 100 seats in the round
- Box 2: 159 seats fixed risers
- Box 3: 140 seats flexible black box
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- Box 4: 329 seats proscenium
- Small Café

• The South building:

- 3 rehearsal studios with sprung floor
- 3,000 square feet of gallery space
- 5,000 square feet of office space and room for 60 people to have their own desks

• An open-air breezeway spans the warehouse-style development.
• Steps to the second floor double as bleacher seats for outdoor performances.

Project Relevancy: Built specifically to allow small to mid-sized arts organizations to utilize affordable 
performance and administrative space collectively, MATCH is a great example of a development that 
included public-private-independent sector collaboration. 

Cost: The $25 million building was funded from the four groups’ donor base and collective resources, a 
$6 million capital campaign grant from the Houston Endowment, a city "380 agreement" funded through 
incremental increases in the area's sales and mixed beverage tax revenues, and the Mid Main 
development company that receives income from the parking lot. 

Z Space / Project Artaud in San Francisco, CA 
http://zspace.org/ 
Operating out of an old can factory in the Mission District of San Francisco, Z Space now activates two 
performance spaces within a warehouse aesthetic on the entire block that is owned by Project Artaud. 
Formerly the space was inhabited by the now dissolved arts collective Theater Artaud Inc, and in 2002 
the Project Artaud board, which operated the Live/Work facility for artists, took control of the space. As a 
means to professionalize and efficiently operate the space, the artists in the building agreed to put out a  

request for proposals for a new organization to step forward and manage the theater spaces. Z Space 
Studio became the operating entity in 2009. 

Programming: Z Space programming includes co-productions, offering subsidized performance space, 
and hosting open "salons" for community-issue focused conversations.  It offers a Technical Development 
Residency, providing artists with technical and design resources for new work development. Its subsidy 
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program includes free space usage for artists who do not currently own a space and qualify through a 
competitive application process. The programming serves: 

• 22,000 annual audience members
• 700 youth and children through Youth Arts (the vast majority are low-income, English language

learners)
• Approximately 50 small and mid-size arts organizations

Facilities: 
• 85-seat black box
• 244-seat main stage
• 125-standing capacity lobby area

Project Relevancy: Z Space offers arts space for myriad organizations within an urban core that has 
experienced massive growth, as well as offering a vast array of innovative programming from its internal 
operator. 

The Southern Theater in Minneapolis + St. Paul, MN 
https://southerntheater.org/ 
Located at Seven Corners in Minneapolis near the University of Minnesota, the 165-seat Southern Theater 
is a venue for experimental work that appeals to diverse audiences. The Southern Theater opened its 
doors on March 1, 1910, offering a variety of entertainment. Following years as a garage, warehouse, 
antique shop, restaurant and vacancy, the Southern resumed its role as a theater when the Guthrie 
Theater renovated the space for use as a second stage. With the assistance of the Minneapolis Arts 
Commission, the Southern Theater Foundation emerged in its present, non-profit structure in 1983. 

Programming: A program of the Southern Theater, ARTshare is the Twin Cities first all-access 
performance membership. When you become a member, you get complete access to the whole season 
including all of the Resident and Guest Resident performances. The membership allows patrons to attend 
more than 25 different productions for just $18 a month.  Resident performance groups do not pay rent 
per performance; the income for the space usage comes from ticket sales.   

Facilities: 
• 165-seat flexible space
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• Owned by the city

Project Relevancy: Over a dozen arts group utilize central services and performance space at The 
Southern Theater, creating vibrant programming for the venue and offering affordable space for smaller 
organizations who otherwise may not have had similar opportunities to perform.  

The Center of Creative Arts in St. Louis, MO 
https://www.cocastl.org/ 
The Center of Creative Arts (COCA) began as an arts incubator with studios, a gallery, and a theater in a 
synagogue’s former sanctuary.  Today it is a multidisciplinary arts institution developed with the 
intention to serve as a visual and performing arts center for small arts organizations.  It is on the National 
Register of Historic Places.   

Programming: COCA's multidisciplinary and multicultural arts programs include performances, 
educational classes, camps, and workshops serving individuals ages 6 months through adult, artists' 
residencies, and exhibits of contemporary art in the COCA’s Millstone Gallery. It also provides arts-based 
training, programming and consulting for business professionals and other entrepreneurial workshops 
and events.  COCA attracts 50,000 area residents each year to the facility. 

Facilities: 
• 60,000 square foot building
• 454-seat proscenium theatre
• 228-capacity flexible space
• 100-capacity gallery space
• 18-capacity kitchen
• Several other studios

Project Relevancy: COCA is an example of how an arts incubator can grow the capacity of the arts 
community. 

Cost: A $2 million renovation in 1985-86 transformed the former B'nai Amoona Synagogue into a 
community-based arts center.  In 2017 it embarked on a $45 million capital campaign to fund an 
additional expansion and endowment. 

APPENDIX F, PAGE 20

https://www.cocastl.org/


12th Ave Arts in Seattle, WA 
http://www.12avearts.org/ 
12th Avenue Arts is a mixed-use development that combines affordable housing with space for 
restaurants, offices, and performing arts.  Capitol Hill Housing aspired to transform a parking lot into a 
neighborhood center featuring affordable housing, performing arts space, community meeting space, and 
local retail. It is a unique 14-year partnership and effort between Capitol Hill Housing, the Seattle Police 
Department, and a consortium of three Capitol Hill based theater groups that formed Black Box 
Operations.   

Black Box Operations was chosen as the Master Tenant of theatre facilities through a competitive 
application process in 2011.  The project provides 88 units of work-force housing, two performing arts 
venues, vibrant ground floor retail and restaurant space, incubator office space for non-profit 
organizations, and a secure underground parking facility for police officers of the East Precinct. The main 
entry is pulled back from the sidewalk, creating an outdoor plaza. An undulating veil of fenestration 
above also serves as the building marquees.  

Programming: Three performance companies - Strawberry Theater Workshop, New Century Theater, 
and Washington Ensemble Theater - make up the Black Box Operations consortium operating the 
facilities.  They manage a robust space rental program, serving many arts groups in the Seattle 
community with one-third of the calendar year made available for rentals from outside users.  

Facilities: 
● 2 Performing Arts Venues - 8,919 square feet

⁻ 67-seat studio theatre 
⁻ 125-seat main stage 

● Affordable Housing (88 units) - 67,954 square feet
● Incubator Office Spaces - 19,402 square feet
● Retail Sales & Services Space - 3,922 square feet
● Restaurant space - 2,533 square feet
● Accessory Parking (for police dept) - 47,012 square feet

Project Relevancy: 12th Avenue Arts exemplifies how advantageous a collaboration between the city, 
developers, and a nonprofit operator is, and how that continues to serve each entity for the long-term. 

APPENDIX F, PAGE 21

http://www.12avearts.org/


Cost: The $47 million project required complex financing that combined Low Income Housing Tax 
Credits and New Markets Tax Credits among other funding sources, including Capitol Housing’s first 
ever capital campaign. 

Battersea Arts Centre in London, UK 
https://www.bac.org.uk/ 
https://www.youtube.com/watch?v=bXsKXlyO98s 
A former town hall, Battersea Arts Centre was renovated and converted into an arts facility in 1979, run 
by an independent nonprofit operator, rent-free. Each of its 80 room can be used as performance spaces, 
from the attic to artists’ bedrooms to the Grand Hall.  

Programming: There are numerous opportunities to participate at Battersea Arts Centre, including via 
various afterschool programs for young people, families, co-working spaces, collaborative incubators to 
test and develop artistic projects (called Scratch), performances, international touring of professional 
performances, an art gallery, extensive digital archives, private events such as weddings and banquets, 
and many others.  Battersea is currently undergoing a renovation of its Grand Hall after a fire in 2015.  
The Arts Centre serves: 

● Over 160,000 people visit annually
● About 5,000 young people and children participating in workshops annually
● Over 400 artists produce 650 performances and tour at least 12 shows and projects annually

Project Relevancy: Battersea Arts Centre is an example of a facility that offers extensive and innovative 
arts programming, and creative re-use of an historic building. 
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The financial information below was gathered from the organizations’ 990s published on Guidestar.  
Financial information for 12th Avenue Arts and Battersea Arts Centre is not included. 
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FACILITY BUSINESS PLAN & OPERATIONAL ANALYSIS 

The development of a new arts facility in Denver is a vision that extends beyond design and construction. 
The vision is one of a facility with a performance and educational mandate which fills a need, providing 
professional development for the diverse arts community.  The structure of a new arts facility is one that 
will provide the foundation for MBST’s vision of artistic opportunities in Denver and the surrounding area, 
which is accomplished through operational integrity, professional staffing, effective policies, and 
entrepreneurial financial goals. 

The financial pro forma is constructed using the following considerations: 

● The development of a guest artists’ series program.

● The development of central services for resident arts organizations (the Creative Hub).

● Offering creative space and office space to Denver artists, arts organizations, and select resident
organizations at special rates, either within the MBST Building or in the adjacent library property,
should it become available.

● Offering spaces for rent to outside community users, including performing arts groups, private
and public users.

The pro forma operating estimate is a snapshot of anticipated revenues and expenses based on a robust 
rental program and an entrepreneurial approach to program development. Implied by these estimates is 
a program that positions the restored MBST as an affordable venue for artists in Denver. 

EXPENSES 

PAFP projected expenses for programming and fixed operating costs at approximately $1.2 million for 
the first year and growth of 3% each year in years two and three.  Expenses include costs for events and 
presentations, building operating costs, office supplies and expenses, equipment, insurance, professional 
fees, and other related expenses.  Also included are payroll and employee benefits and insurance.  The 
staff model is described below.  

Staffing 

The staff requirement for a new arts facility includes arts professionals with experience in the 
administrative aspects of facility management, finance, human resources, development, marketing, and 
entrepreneurial leadership. The organization should be led by an experienced Director who is responsible 
for all aspects of the arts facility operation and is charged with the artistic and business health of the 
organization.  Together, the staff is responsible for all operational aspects of the facility, supporting the 
goals and objectives of the creative hub mission. The following staffing structure is in line with the 
benchmarked institutions, with some variation based on the particular needs of the MBST. 

APPENDIX F, PAGE 24



Position descriptions are summarized below and outline the roles and responsibilities for each staff 
member listed in the table above. 

● Executive Director: The Executive Director is the chief executive of the venue and is responsible
for its health and success. The ED has several direct reports in areas key to the success of the new
arts facility.

● Director of Programming: This role is the chief curator and books the guest artists’ series in the
event the operator chooses to take on that program.

● Director of Operations & Production: This position coordinates all theater activities including
production, technical, show and event running, and operational management of the facility.  It is
responsible for all functional aspects of the performance spaces and oversees the production and
execution of events.  This role maintains the production calendar and coordinates with each team
member, as well as manages the community of resident organizations and outside renters.

● Business Manager: The Business Manager is responsible for budget development, financial
management and record-keeping, as well as all systems to manage payroll, employee benefits,
policies and procedures, and employee retention. This role is responsible for cash handling,
accounting system management, financial reporting and strategy.

● Development Manager: The Development Manager is responsible for all fundraising activities
associated with the programming and events. Duties include fundraising from institutions,
individuals, corporations, and governmental agencies.

● Marketing & Communications Manager: The Marketing & Communications Manager is
responsible for reaching into the community to share stories about the residents, the users, and
the plethora of events and artistic opportunities in the new arts facility.  This position is also
responsible for building relationships with online and print media sources and for managing
social media channels.

● Technical Crew: Reporting to the Director of Operations, the crew handles all the theater’s
technical requirements including maintenance and operations of all technical systems, and
equipment, show running, and loading.

● Box Office Manager: Reporting to the Marketing Manager, the Box Office Manager will handle all
event ticketing, sales, and patron databases.

● Box Office Assistant: This position supports the ticketing function for all MBST events.

● The new facility may also wish to hire contract staff such as a custodial, security, and ushers, as
well as recruiting volunteers for some events.
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The following shows the expenses and revenue pro forma budget and the line items for each potential 
cost for three years with a projected 3% increase per year and assuming a non-profit operator is at the 
helm.   
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REVENUE SOURCES 

The new facility will require a mix of rental income and ticket revenue; however, PAFP predicts that at 
least 35% of the funding will need to come from contributed sources.  Below is an outline of the income 
potential from renting the spaces, as well as from ticket sales.  

Earned revenue categories include: 

• Ticket revenue
• Resident organization office and performance space rentals
• Non-profit rentals
• Commercial rentals
• Concessions sales

The shortfall between earned revenue and operating expenses will most likely be covered by fundraising 
initiatives from the following sources: 

• Individual gifts
• Institutional gifts (foundations)
• Governmental support (federal, state, county)
• Corporate support

Rental Rates & Totals 

The pro forma operating budget includes revenue based on rentals by resident and outside organizations. 
The calculation is based on rental rates proposed for the renovated facility that are less expensive than the 
rates for other comparable venues in the area, such as those listed in the facilities inventory.  Considering 
the need for affordable arts space in Denver, the rates are priced to accommodate a range of users, 
including those with smaller budgets, and can be arranged to offer rates at a sliding scale based on the 
operating budget of the organization.   

Ticket buyer projections are based on 60% of total capacity for the performance and studio spaces and on 
the number of performances projected annually at the new arts facility.  These rates and usage totals are 
illustrated in the following tables. 
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PRO FORMA NET RESULTS 

The creative hub model presented here with its associated pro forma operating budget results in a 
negative shortfall that requires a contributed income stream or other sources of unearned revenue. In this 
model, 65% of the budget is covered by earned revenue such as ticket sales, rental income, fees, 
concessions, and 35% is required from contributed sources such as individuals, foundations, and 
corporations. Although the areas adjacent to the venue are not included as part of this study, there is an 
opportunity to earn office space rental income in the event that adjacent library can be folded into the 
vision for restoring the theater and programming the creative hub.  In the event that adjacent property is 
unavailable, alternative income sources such as increased contributions or performance space rentals will 
need to be obtained to cover the shortfall.  Please refer to spreadsheet below for net financial results. 

APPENDIX F, PAGE 29



CONCLUSIONS AND NEXT STEPS 

This report and operating plan began with a series of questions that the study was to consider.  Each 
question is addressed below with associated conclusions. The conclusions and recommendations have been 
developed in the context of the new arts facility’s goals and opportunities for success. 

● What type of entity or organization will own and govern the May Bonfils Stanton Theater?

The entity that governs the May Bonfils Stanton Theater will have the capacity to fund and/or support a 
capital campaign for the restoration of the Theater as outlined in this report. The community’s interest in 
seeing a restored MBST is strong as is the need for this type of venue in the marketplace. Given the diverse 
group of stakeholders, partnerships and joint ventures may be an effective way to approach the ownership 
and renovation costs. The City of Denver, through Denver Arts and Venues, has the capacity, resources, 
expertise, and ability to spearhead this venture. The MBST will add an important venue to an impressive 
inventory of performance space, but none quite like the May Bonfils Stanton Theater. 

● What are the demands of the entity or organization that will manage, run, and program the
Theater?

The programmatic opportunities that are possible with a renovated May Bonfils Stanton Theater will 
require an experienced professional staff to plan and execute. The facility manager will have the dual 
responsibilities of creating and implementing a community-based arts service program and operating a 
successful theater business. This dual role is required as it pays for and supports the overall operation.  
The Theater manager must be entrepreneurial, creative, excellent at professional development and 
mentorship while being a good financial manager. The MBST Manager must include professionals with 
astute business acumen who also maintain a strong community focus. 

● Can the MBST help to address the performing arts space infrastructure needs of Denver?

The Denver performing arts facility ecosystem would benefit from the rebirth of the May Bonfils Stanton 
Theater. Of the available performance spaces in the Denver area, many are currently booked to capacity 
and others are out of reach for many organizations due to the cost of renting and producing in those spaces. 
Neighborhood based performance venues are in demand due to the shifts in marketplace demographics. 
Audiences are seeking arts activities outside the City’s central core. There are very few opportunities for 
performing arts organizations to learn and grow within a creative environment, and MBST can provide 
that opportunity through the valuable tool of physical space in which to create and perform.  

● How will the Theater be used and by which organizations?

We have identified past users that seek to return to the MBST and other organizations seeking access to 
performance space and even more arts organizations looking for a home base or creative hub. If the 
Theater’s potential creative hub concept is employed and its rental structure is community centric, great 
community impact can be achieved. 

● How much utilization will be needed to sustain the facility’s operation?

The utilization projections in this plan indicate a need to run at approximately 70% utilization of total 
annual capacity to sustain the operation. Planning and preparation will be needed to accomplish this level 
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of utilization in year one, however we believe that this can be accomplished as the community is eager to 
participate in using the MBST.  

● What are all the potential sources of earned revenue for MBST?

We have considered all typical sources of earning revenue including, ticket sales revenue, facility rental 
income, fees, concessions, and office space rent. Additional sources such as revenue derived from program 
services within the creative hub have not been calculated, however the costs of such a program should be 
covered by fees for those services.  

● What are the operating estimates of a renovated MBST?

The operating estimates for the creative hub concept within a renovated May Bonfils Stanton Theater is 
estimated at $1.2 million annually. The pro forma estimates are based both the operating budget of the 
benchmarked institutions as well as industry standards for this type of operation. The pro forma budget is 
scalable and may be adjusted based on the implemented program concept and available funding.  

● How will any gap between revenue and expenses be handled?

As is typical for most performing arts facility operations, gaps between income and expenses are covered 
by either contributed income or underwriting or subsidy allocations that supplement earned revenue 
results. In the pro forma presented here, the gap is projected to be covered by contributed sources. This 
will require a fundraising operation be established within the MBST operation, which is included in the 
structure recommended.  

● How will the renovated MBST benefit the Denver performing arts community and audience?

The May Bonfils Stanton Theater is a beloved venue and its rebirth will benefit a growing arts community 
and patron base. The Theater can provide much needed developmental support to artists and arts 
organization through programming and creative hub services. A renovated MBST will provide a robust 
level of activity for the immediate neighborhoods as well as the Denver region and provide a 900-1,000-
seat venue in Southwest Denver. The potential community impact of a renovated May Bonfils Stanton 
Theater is significant and comprehensive. 

*END*
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