











































































































































































































EAST MONTCLAIR/EAST COLFAX NEIGHBORHOOD PLAN

Schools

Ashley Elementary School is located at 1900
Syracuse Street on a site of 3.38 acres. An
officially designated landmark, Ashley School
was constructed in 1929, with an addition
completed in 1950 and another additionin
progress during 1993. The school contains an
auditorium, lunch room, and gymnasium that
make it an important resource for a wide variety of
neighborhood gatherings and activities.

- Schools in the larger community that also serve Ashley School
East Colfax residents include Montclair
Elementary School, Stanley British Primary School, St. James Catholic School, Smiley Middle
School, East High School, and Manual High School.

Colleges and Universities

The University of Denver is located to the
westof Quebec Street at Montview
Boulevard. Campusfacilities include an
auditorium, fine arts center, tennis courts,
gyms, swimming pool, in addition to
university classrooms, labs, and halls.

The Emily Griffith Opportunity School offers
aircraft maintenance classes at nearby
Stapleton Airport.

A new college campus along Yosemite Street
south of 11th Avenue will become an anchor
in the development of the Lowry
neighborhood. A consortium of state funded

University of Denver

colleges and universities will be located on this campus. About 1,000 students will be on campus
‘during the Fall semester of 1994. Additional classes will start up in the Fall of 1995.

Recreation Centers

The nearest Denver recreation centers are more than 3 miles from the neighborhood: the Skyland
Center at 33rd Avenue and Holly Street and the Martin Luther King Center at 38th Avenue and
Newport Street. Two nearby Aurora centers partially serve neighborhood residents. They are the
Moorehead Recreation Center at 23rd Avenue and Havana Street and the Morning Star Senior
Center at Emporia Street and 16th Avenue.

Determining the location for anew recreation center approved in a 1989 bond issue has been
challenging, but worthwhile, for the East Montclair neighborhood. The initial planned location

was a site adjacent to the Montclair Post Office on East 11th Avenue. Following passage of the bond
issue, Lowry’s closure was announced, which made available anumber of already existing
recreation facilities on the Air Force Base, including a 9,400 square feet Arts and Crafts building 2
1/2 blocks south of the Montclair Post Office. This option has been selected and can offer a variety
of recreation programs for senior adults, youth, and people of all ages.
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Police and Fire Stations

The District 2 Police Station is located at 3355 Colorado Boulevard and serves the area north of
Colfax Avenue. South of Colfax Avenue is the responsibility of District 3 Police Station, based at
1625 South University Boulevard.

Fire protection is provided by Station 14,located at 1426 Oneida Street. Fire station buildings are
alsolocated on Lowry Air Force Base and Stapleton Airport.

Libraries
Residents of the neighborhood have four libraries to choose from in obtaining library services. The
Montclair Library, a storefront service, is located at 9th Avenue and Jersey Streetin the Jersey
Shoppette. The Dahlia Library, also a storefront service, is located at 33rd Avenue and Eudora
Streetin the Dahlia Shopping Center. The Park Hill Library, located at Montview Boulevard and
Dabhlia Street, offers the more extensive services of abranch library. A North Aurora branch library
islocated at 14th Avenue and Peoria Street.

Ch urches

There are four churches within the East
Colfax neighborhood, and more than ten
additional churches within 6 blocks of the
neighborhood and located in Aurora,
Montclair, Park Hill, or on the Lowry Air
Force Base. The church sponsored East
Denver Assistance Center is located on
Poplar Street south of Colfax Avenue and
provides help for families and individuals in
locating employment, food, clothing,
housing, support groups, and other human
services. Churches in the community provide
residents with a variety of religious and
social programs.

Zion Temple.

Storm Drainage

Heavyrainfall and snowmelt are sometimes slow to drain from those streets in the neighborhood
that do not have storm sewers.

$1,416,000 in underground storm drainage improvements in the neighborhood have been
completed along Montview Boulevard (from the outfall at Westerly Creek near Boston Street to
Uinta Street), on Willow Street (Montview Boulevard to19th Avenue), on Wabash Street (19th
Avenueto 17th Avenue), on 19th Avenue (Verbena Street to Willow Street), on 17th Avenue
(Roslyn Street to Unita Street, and Verbena Street to Willow Street), on Unita Street (Montview
Boulevard to 17th Avenue), on Trenton Street (17th Avenue to 16th Avenue), and on 16th Avenue
(Trenton Streetto Tamarac Street).

Construction will continue in 1995 with another $450,000 in underground strom drainage
improvements on Syracuse Street (17th Avenue to Colfax Avenue), on Colfax Avenue (Syracuse
Street Street to Rosemary Street), and on Rosemary Street (Colfax Avenue to 14th Avenue).
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Improvements are also planned for storm drainage in the area bounded by 16th Avenue, 12th
Avenue, Roslyn Street, and Yosemite Street. Work in this area is tentatively scheduled to begin in
1998.

PLAN IMPLEMENTATION

The following action agenda contains recommendations made by residents, City departments, and
other public and private interests. Potential funding sources for the various capital improvement
projects include the City’s Capital Improvements Plan (CIP), Public Works Enterprise Funds,
grants, and 1989 and future Citywide bond issues. Funding sources each have different criteria
for projects and will change from year to year. One or several potential funding sources are listed
for each project, together with symbols ($) that indicate a very general estimate of cost. $ =less
than $25,000. $$ = $25,000 to $250,000. $$$ = more than $250,000.

Time frames for implementation are approximate. Projects are noted that were in progress as the
plan was being developed. Short range means the action is projected to commence in years 1 and
2 after adoption of the plan. Mid range means the action should begin in years 3 to 5. Long range
means implementation is projected to begin 5 or more years out. Certain action recommendations
could be carried out at little or no cost. Time frames are “best guess” and will be altered with
changing budget requirements and other conditions.

VISION

*  Community public facilities that promote the health, safety, and general welfare of

residents and businesses.

Community educational, cultural, parks, and recreation facilities for the use and enjoyment
of residents.

Removal of real and perceived barriers to resources located in the surrounding Denver and
Aurora neighborhoods.

CAPITAL AND PHYSICAL IMPROVEMENTS
CF-1. Locate additional picnic tables at McNichols Park. Install irrigation automation.

TIME: Short range project.
COST: $% Grants, CIP ‘
IMPLEMENTING AGENCIES/GROUPS: Parks and Recreation Department.

CF-2. Rebuild and upgrade the children’s play area at Verbena Park. Place more picnic tables in
the park.

TIME: Mid range project.
COST: $$ CIP
IMPLEMENTING AGENCIES/GROUPS: Parks and Recreation Department.
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CF-3. Enlarge Fred Thomas Park by
expanding it onto the Stapleton Airport
property (located to the east and north) and
linking the park to open space in new
Stapleton neighborhoods.

TIME: Short range land dedication /
long range development project.
COST: $3$ Private Development,
CIP.

IMPLEMENTING
AGENCIES/GROUPS: Stapleton
Planning and Development, Parks and
Recreation Department, Private Development. .

CF-4. Upgrade and improve bleachers at Fred Thomas Park.

TIME: Short range project.
COST: 3% CIP ‘
IMPLEMENTING AGENCIES/GROUPS: Parks and Recreation Department.

CF-5. Asphalt overlay the parking lot area at Denison Park.

TIME: Short range project.
COST: $CIP
IMPLEMENTING AGENCIES/GROUPS: Parks and Recreation Department.

CF-6. Develop a Westerly Creek Master Plan jointly with Denver and Aurora. Link the existing
High Line recreation trail and the future Sand Creek (Emerald Strands) open space and trail system.
The master plan.should address drainage, landscaping, park, and trail amenities in the area of the
Kelly Dam spillway and along Westerly Creek as it flows to the north-northeast through Lowry,
the East Montclair neighborhood, Original Aurora neighborhood, and Stapleton to reach its
confluence at Sand Creek. The study should determine feasibility and opportunities for opening up
portions of the creek that now flow underground through pipes. Stapleton and Lowry land
dedications should occur soon after the closure of these facilities.

TIME: Short range land dedication, medium to long range development project.
COST: $33% Private Development, CIP, future Citywide bond project.
IMPLEMENTING AGENCIES/GROUPS: City of Aurora, Parks and Recreation
Department, Public Works - Transportation, Lowry Redevelopment Authority, Public Works
- Wastewater Management, Urban Drainage and Flood Control District, Stapleton
Development, Planning and Development Office.

***PRIORITY FOR IMPLEMENTATION®***
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CF-7. Work with the Department of Parks and Recreation and adjacent property owners to
determine the feasibility of constructing along a proposed storm drainage channel a
pedestrian/bicycle trail connection to Verbena Park from properties to the west.

TIME: Mid range to long range project.
COST: $$ CIP

IMPLEMENTING AGENCIES/GROUPS: Parks and Recreation Department.

CF-8. Create a link between Lowry open space at the Kelly Dam and East Montclair open space
along Westerly Creek. Identify other possible gateway areas where linkage should be created
between Stapleton open space and the East Montclair neighborhood and between Lowry open
space and the East Montclair neighborhood.

" TIME: In progress through the Lowry and Stapleton planning processes. Long range
implementation.
COST: $8$ Urban Drainage and Flood Control Maintenance Funds, CIP, Private
Development.
IMPLEMENTING AGENCIES/GROUPS: Planning and Development Office, Parks and
Recreation Department, Lowry Redevelopment Authority, Stapleton Development Office,
Public Works —Wastewater Management.

#*PRIORITY FOR IMPLEMENTATION#**

CF-9. Complete the construction of the 17th and Ulster and 13th and Ulster storm sewer projects.
Resurface arterial and collector streets after completion of storm sewer work.

TIME: In progress/mid range project.

COST: $$$ Public Works Enterprise Funds.

IMPLEMENTING AGENCIES/GROUPS: Public Works - Wastewater Department, Public
Works -Transportation.

SERVICES AND PROGRAMS

CF-10. Parks and Recreation Department and neighborhood organizations work together to
establish summer youth programs in a neighborhood park.

TIME: Short range project.

COST: $ General Fund.

IMPLEMENTING AGENCIES/GROUPS: Neighborhood Organizations, Schools, Parks
and Recreation Department.

RESEARCH AND ANALYSIS

CF-11. Locate an outdoor swimming pool to serve east Denver neighborhoods. Among sites to
consider, explore a location for the pool at Fred Thomas Park.

TIME: Long range project.
COST: $38 Future Citywide bond issue.
IMPLEMENTING AGENCIES/GROUPS: Parks and Recreation Department.
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APPENDIX A Population

Census Tract 44.01 Demographic

Population
Total Population o 7,172
Total Households | 3,298
Average Household Size (persons per Household) 2.17
Income
Median Household Income $20,389
(Citywide $25,106) '
Per Capita Income , $11,328
(Citywide $15,590)
Persons Below Poverty Level 1,516
Number of Families 1,680
Families Below Poverty Level 4 336
Number of persons Under 18 Years 1,733
Number of Persons Under 18 Years Below Poverty 620
Age Profile
Number of
Residents N,
1800 =T T T
1600 H—— . i
1400 :
1200 (-t T
1000 N T
800 !"‘/
600
400 5"“ .
200
AN
N S 4554 55-
, Q g 2534 35
, . 5.3 1417
Source: 1990 Census Under 5
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Ethnic Composition

Black - 2361
32.9%

————Hispanic - 731
10.2%

. o /—Other -26
Native American - 71— - 0.4%

2.2%

L Anglo - 3824
o 53.3%

*Source: 1990 U.S. Census of Population and HousingPublic Law file Pl—94-1 71. The categories
Anglo, Black, Asian, Native American, and Other are composed of people not of Hispanic origan.
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APPENDIX B Housing

Housing Units (Multi Family and Single Family Detached)

Total Housing Units* 4,260
Occupied Housing Units* 3,298
Vacant Housing Units* 962

_ Owner Occupied/Renter Occupied Single Family Detached Homes
Owner Occupied Single Family Detached 1,275

Renter Occupied Single Family Detached 604
(City Owner Occupied 80.3%) :

Source: 1990 Census

Household Profile

Other 503

Single Person 1398
Married no Children 531

MHH w/Children 87 —
FHH w/Children 396

Household Tvpes — Married w/Children 453

Single Person Households

Married Couples w/Children

Married Couples no Children

Male Head Household w/Children (MHH)

Female Head Household w/Children (FHH) :

Other (non-family, non-related children, adults living together)

Source: 1990 Census
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Transaction Price
Single Family Homes

$90
80
70
60 [
50 [—-

40
30

Thousands

10

70 71 72 73 74 75 76 77 78 79 80 81 82 83 84 85 86 87 88 year

1970 - 1988 Tract 44.01

City Average
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APPENDIX C Business Survey

SUMMARY OF BUSINESS SURVEY RESULTS

During the Fall of 1992, a planner and intern from the Planning and Development Office drafted
and distributed a survey to all businesses located along the East Colfax Avenue business corridor
between Quebec and Yosemite Streets. The survey was a part of the East Colfax neighborhood
planning process. Its purposes were to:

*  Learn which types of business activity are improving, declining, or remaining the same.

*  Anticipate the impacts on businesses that will result from the closures of Stapleton Field
and the Lowry Air Force Base.

*  Understand what types of improvements the business community recommends for the
corridor and measure their willingness to participate in financing the recommended
improvements.

*

Obtain information regarding the trade areas served by various businesses.

SURVEY DESIGN AND ADMINISTRATION

Atwo page survey instrument was drafted by the City of Denver. It was designed specifically to
obtain information that was not available from secondary data sources.

A planner and intern from the Planning and Development Office hand delivered the survey to each
business in the East Colfax Avenue study area. The completed surveys were picked up at alater
time, returned by a self-addressed envelope, or filled out in a follow-up interview. These efforts
yielded 51 surveys out of a possible 61 for aresponse of nearly 84%. Motels were notincludedin
the survey.

DESCRIPTIVE INFORMATION
(Categories .of Businesses)
~ Nearly 59% of respondents are engaged in retail trade or provision of business, personal, or
professional services. These include clothing and shoe stores, auto and boat repair, laundromat,
grocery and convenience stores, veterinarian, lock and safe shop, beauty supplies, and the like.

Just under 12% of respondents operate auto sales businesses. Sports cars, classic vehicles, and used
truck and car sales are among these businesses.

About 29% of respondents are engaged in restaurant, club, or bar businesses. Long time ethnic
eating and drinking places include African American, Chinese, Greek, Italian, Mexican, and Thai
establishments. Alsolocated along Colfax Avenue are fast food and delivery restaurants, such as
Burger King, Wendy’s, and Little Caesar’s.

(Years in Business)

Each owner or manager indicated the number of years the business has been at its present location.
About 45% of the responding businesses have been at their current location for 5 years or less; 20%
for 6-10years; 12% for 11-15 years; 10% for 16-20 years; and 16% for 20 years or more. Clean and
Green (laundry and check cashing) has been in business at its present location for 46 years; West
Auto Body for 46 years; Dairy Queen for 44 years; Dr. Cioeta for 39 years; PMM Western Wear for
35 years; Montclair Animal Clinic for 30 years (18 years with Wayne Sargeant as owner); Don
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Bowman TV and Appliance for 21 years; Strasenbahn Motors for 20 years; and State-wide Lock
and Safe for 12 years.

(Trade Area)

Most business respondents report their trade area is regional in scale. Only 10% reported most of
their customers come from the immediate neighborhood (within 1/2 mile). Forty-one percent said
their trade area includes the entire metropolitan area. Several businesses indicated most of their
customers come from outside of the Denver metropolitan area. Among restaurants and bars,
customers are more likely to come from closer in (within 2 to 4 miles).

(Number of Employees)

The 51-businesses that responded to the survey reported 309 full and part-time employees.
Restaurants employ 155 people; retail, personal, and business services 127; auto sales 14; and bars
13. Restaurants account for a significant number of employees. One fast food restaurantreported
having more than 30 employees. On the other end of the spectrum, a number of service businesses
reported having no employees other than the owner.

These numbers do not include eleven motels, three businesses that opened in late 1992, and ten
businesses that did not respond to the survey. When all businesses are included, the total number of
employeesis likely between 350 and 400.

BUSINESS CONDITIONS
(Historic Business Activity)
Thirty-one percent report that their business activity has improved over the last three years, 27%

report stable activity, 31% report business activity has declined, and 11% did notrespond to this
question.

Businesses with improved activity attribute their condition to internal efforts such as aggressive
business practices, competitive pricing, increased advertising, and quality of service. Businesses
with declining activity attribute their condition to external events such as the economy, real or
perceived problems on Colfax Avenue, and increased competition.

(Best Locational Characteristics)

A majority of respondents made a direct or indirect reference to their street as their best locational
characteristic. An EastColfax Avenue address provides good accessibility, is easy to find, offers
high traffic counts, and is perceived to be a “regional business location.” Proximity to Stapleton
Field and Lowry Training Center is another strong point. For certain businesses, a location midway
between Downtown Denver and Aurorais an asset. Convenience grocery stores find the area to be
perfect because itis midway between large supermarkets in Aurora and Denver. '

A number of businesses mentioned loyal customers in the neighborhood and proximity to similar
businesses as other pluses for their location. Several people referenced the reasonable rental rates
ideal for starting a new business.

(Worst Locational Characteristic)

Respondentremarks regarding the worst characteristics of their location centered on the real or
perceived problems ofillegal activity on Colfax Avenue. Sixty-one percent of all respondents
mentioned the reputation of the street, crime, the people on the street, or a need for the police to be
more visible. Other less frequently given responses included: difficulty in getting bank loans,
government bureaucracy, snow and water in the gutters, no snow removal on side streets, and traffic
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circulation and parking problems at specific locations. One respondent mentioned customers
gambling in the mountain casinos as areason for a decline in business.

BUSINESS OUTLOOK
(Plans to Expand)
Forty-three percent of the respondents have no plans to expand their building or inventory. Nearly
22% plan to expand at their present location on Colfax Avenue. Ten percent will wait to see how the
Stapleton and Lowry closures impact business. Only 8% are looking atexpanding at another
location.

(Plans to Relocate) ‘ :
A substantial proportion of the businesses have clear intentions to stay in their present location
(76%). This is an important indicator of the economic stability of this business area.

(Recommended Improvements)

Four types of improvements are recommended by more than 40 percent of the respondents. These
are, in frequency order: more visible policerole, landscaping improvements, low-interest
expansion loans, and cooperative business promotion.

(Willingness to Finance Improvements)

Seventy-eight percent of respondents are unwilling to help finance any of the recommended
improvements. Several indicated a desire to participate in financing landscaping and sidewalk
improvements adjacent to their properties. Several businesses would help pay for amore visible
police presence or private security services. Several businesses would participate in cooperative
business promotion.

BUSINESS FROM STAPLETON FIELD

Respondents were asked what percentage of their business is related to Stapleton Field, and
specifically if this was from airport and airline personnel, passengers, or car rental/hotel employees.

- 8% said none of their business is from Stapleton.

- 26% said less than 5% of their business is from Stapleton.

- 16% said between 5% and 10% of their business is from Stapleton.

- 18% said between 11% and 15% of their business is from Stapleton.
- 16% said between 16% and 20% of their business is from Stapleton.
- 12% said more than 20% of their business is from Stapleton.

Restaurants and bars indicated the strongest ties to Stapleton. Among restaurant respondents
twenty-seven percent said 20% or more of their business is from Stapleton; forty-five percent said
between 10% and 20%, and twenty-seven percent said less than 10%.

Most of Stapleton’s approximately 10,000 employees work 20 blocks or less from Colfax Avenue.
Employees are less than a five minute drive from lunch or breakfast at a Colfax Avenue restaurant,
an after work dinner or drink at a bar or restaurant, and convenient delivery and take-out food.
Some restaurants indicated they offer special discounts for Stapleton employees.
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Other business categories that indicated ties to Stapleton were carrentals, filling stations
(customers gas up with reasonably priced gas before returning rental cars); auto repair garages
(customers have vehicles serviced while out of the City, pick up when return); and airport building
services (special trades and contractor services).

BUSINESS FROM LOWRY TRAINING CENTER
Respondents were asked what percentage of their business is related to the Lowry Air Force Base.

- 8% said none of their business is from Lowry.

- 33% said less than 5% of their business is from Lowry.

- 24% said between 5% and 10% of their business is from Lowry.

- 10% said between 10% and 15% of their business is from Lowry.
- 10% said between 16% and 20% of their business is from Lowry.
- 4% said more than 20% of their business is from Lowry.

Among categories of businesses, restaurants, bars, carrental agencies, furniture and appliance
sales, and moving services reported the strongest ties to Lowry Training Center employees.

Nine percent of restaurant respondents indicated more than 20% of their business is from Lowry,
thirty-six percent between 11% and 20%, and fifty-six percentunder 10%. Restaurants with the
strongest connections mentioned Lowry advertising and special military discounts.
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