
  

 
 
 
 
 
 
June 24, 2020 
 
Curt Upton, Principal City Planner 
Liz Weigle, Senior City Planning 
Denver Community Planning and Development 
201 W. Colfax Ave., Dept. 205 
Denver, CO 80202 
 
Dear Curt and Liz: 
 
Thank you for your perseverance and commitment to broad community engagement related to the 
draft East Area Plan. Along with our district stakeholders, we have participated in three years of 
meetings, forums, focus groups, surveys, and field work to provide meaningful input into the East 
Area Plan.  
 
What we’ve learned is that the status quo on Colfax today is not sustainable—economically, socially 
or environmentally.  The plan addresses many very alarming trends in our area, including extreme 
economic disparity, lack of affordable housing, local businesses and low-wage workers at the 
breaking point and older buildings giving way to national chain stores and drive-throughs.  
COVID-19 did not create these “existing conditions”— but it is accelerating them. 
 
The East Area Plan, bond-funded public improvements and recommended regulatory 
changes are critical to economic resiliency and equity along the Colfax Corridor.  
 
Here’s why:   
 
Our community-serving businesses are under extreme stress. 

• Commercial property taxes are increasing about 20 percent each year; this means higher 
rents too, even after mandated closures in response to COVID-19. 

• Business operating costs are also increasing, with higher wages, sales taxes and fees—and 
more proposed for this fall’s ballot. 

• To keep up, our local businesses need more customers. There are not enough customers in 
adjacent low-density neighborhoods to sustain a serious downturn or attract the larger mix 
of local businesses desired by the community and prioritized in the East Area Plan.  

• Colfax service and essential workers (if they’re still employed) earn in the $20,000s or less; 
they cannot afford to live in the East Area. This means long commutes, traffic congestion 
and air pollution.   

• Most of our business and property owners are local residents. Colfax’s economy is not about 
corporate profits. It’s about household bills, local spending, college tuition, retirement 
savings, and financing start-ups for entrepreneurs, many of whom are new to our country. 
And those in our district alone pay some $4.5 million per year to the City in property and 
sales taxes.   
 

 



2 
 

For these reasons, we strongly support plan guidance to support small businesses and create 
opportunities for smaller, flexible and more affordable commercial spaces. That includes the Adaptive 
Reuse Program to make it more economically feasible to renovate or expand older buildings and 
zoning modifications that reduce parking ratios and allow for smaller, shared and flexible commercial 
spaces in mixed-use and commercial office buildings. We also support creating a larger customer base 
for a more resilient mix of community-serving businesses by encouraging residential development on 
Colfax, ADU’s and missing middle housing in adjacent neighborhoods.  

 
People are suffering. 

• Neighbors and unemployed workers along Colfax are experiencing homelessness, hunger 
and displacement--now. This is not a long-term planning exercise for them. There is a 
critical need for homes affordable to a wide range of people on and near Colfax, with access 
to transit, jobs, school and services. 
 

For these reasons, we strongly support anti-displacement strategies, incentive zoning to add 
affordable and workforce housing near transit stations and residential ADUs. These recommendations 
should be prioritized for implementation to meet immediate housing needs. Implementation 
procedures should support feasible development, not excessive and expensive process, parking 
requirements and other standards. 

 
City one-size-fits-all rules do not support the Main Street vision for Colfax.  

• Main streets, with their smaller and shallower lots, need different regulations than 
commercial corridors or former industrial areas. 

• Under current zoning, 93% of new development in the past 10 years on Colfax has been 
single-story, national chains and drive-throughs.   

• Yet the urgent need is for homes, jobs and services near transit stations to reduce traffic, 
improve air quality and equity, and support Colfax businesses.  

• Under current city regulations, renovating older buildings is extremely time consuming and 
cost prohibitive. It’s easier and cheaper to demolish an old building and build a new one. 
And we lose more of Colfax’s unique identity with each one.  

• This doesn’t allow for incremental improvements, business expansions, small-scale 
development, and transit-oriented development—a balanced way for a main street to 
evolve. 

 
For these reasons, we strongly support the comprehensive strategy of adaptive reuse, small-scale 
development, and transit-oriented development with incentive zoning to encourage development of a 
mix of housing, including affordable and workforce units. We support reasonable design standards to 
enhance local identity and ensure commercial development that is sensitive to adjacent residential 
neighborhoods. 
 
The auto-dependent layout of the Colfax corridor is contributing to air pollution and climate 
change. 

• Vehicle emissions are a top cause of greenhouse gases and Denver’s poor air quality, now 
ranked among the 10 worst in the US.  

• People are driving in, out, through and around Colfax to get to jobs, homes, services and 
businesses. All of these destinations are too spread out. 

• The Route 15 is the busiest bus line in the city, more heavily used than any light rail line—
but it is not supported by safe, comfortable sidewalks, crosswalks, bus shelters and tree 
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cover. These things also support local business, by creating a more walkable, comfortable 
place for people to shop, eat, work and socialize. 

• Enhanced transit in Denver is essential. It’s the “big move” Denver needs to address 
congestion, air pollution, equity and climate change. Let’s demand it sooner rather than 
later on Colfax, along with the voter-approved streetscape and pedestrian improvements. 
 

For these reasons, we strongly support plan guidance for multimodal improvements, enhanced 
streetscapes, transportation demand management strategies along Colfax and traffic calming on 
adjacent streets. We appeal to you and our elected officials to expedite design and construction 
of voter-approved, bond-funded improvements on Colfax Avenue as a high priority economic 
resilience and equity strategy. The market will respond to a physical environment that supports 
community-serving business and residential/mixed-use main street development. Private investment 
follows public commitment. 

 
We must act now. 
 
We must act now to adopt this plan and the tools needed to provide a path forward. The East Area 
Plan is a long-range planning document that establishes community priorities and sets up a 
framework for economic recovery and resiliency for residents, business and property owners. The 
subsequent regulatory modifications will help us guide new investment and equitable development 
as Colfax transitions into a transit-served, mixed-use community main street. We can make Colfax 
an amazing Main Street that works for everyone. To get there, we must make the long overdue 
changes now recommended in the East Area Plan. It is time to move forward together. 
 
 
Sincerely, 
 

 
Hilarie Portell, Executive Director 
Colfax Mayfair Business Improvement District 
 
Board of Directors: 
 
Jamie Harris, President, ROI Equities 
Maurice Bennett, Owner, Mayfair Center 
Christian Anderson, Owner, Chop Shop Urban Eatery  
Barbara MacFarlane, Owner, Marczyk Fine Foods 
Dan Murray, Owner, Suburban Toppers 
Candace Wickstrom, Owner, City Floral Garden Center 
 
Laura Aldrete, Executive Director, Denver Community Planning and Development 
Denver Planning Board 
Amanda Sawyer, Denver City Councilwoman District 5 
Chris Herndon, Denver City Councilman District 8 
Robin Kniech, Denver City Councilwoman at-Large 
Debbie Ortega, Denver City Councilwoman at-Large 
 

  


