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South Academy Boulevard was 
highlighted as an area for revitaliza-
tion in 2007. In 2011, the Colorado 
Springs City Council approved the 
Academy Boulevard Corridor Great 
Streets Plan (Academy Plan) which 
outlined opportunities and challeng-
es facing the area. This progress re-
port looks at what has been accom-
plished and the tasks and challenges 
that still lie ahead.

The subject area is approximately 
12-square miles stretching from Mai-
zeland Road on the north and Proby 
Parkway on the south and extending 
one mile on either side of Academy 
Boulevard (see map on page 2).
      The Academy Plan is an adopted 
element of the city’s Comprehensive 
Plan as well as the Intermodal Trans-
portation Plan (ITP) with the goal of 
transforming the South Academy 
Corridor into a Great Street embody-
ing the following characteristics:

C h a r a C t e r i s t i C s  o f  a  G r e a t  s t r e e t
RepResentative of theiR places

They reflect the neighborhood through which 
they pass with a scale and design apropriate to 
the character of the bordering properties and land 
uses.

contRibute to the city’s 
economic vitality

A Great Street is more than a transportation chan-
nel. It is a destination promoting commerce and 
adding to property values, which empowers the 
local economy.

fu n c t i o n a l ly co m p l e t e
They support balanced mobility. Transit, walking, 
bicycling, personal motor vehicles, and freight 
movement are all accounted for on Great Streets. 
However, their balance may vary depending of the 
function of the street.

facilitate place making
Great Streets are memorable and interesting. 
Unique attributes such as pocket parks, attractive 
intersections and corners, or simple active street 
life help to define an area.

al lo w pe o p l e  to wa l k 
co m f o Rta b ly & sa f e ly 

The pedestrian environment compliments 
the street organically by being both safe 
and inviting. 

enhance the natuRal landscape
A Great Street incorporates functional design with 
natural aesthetic. Generous provision of street 
trees and other plantings as well as an application 
of modern storm water management practices 
enrich the overall feel of the street. 

Bus stop near Kum & Go on Hancock and Academy (March 2017)
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To assess our progress since the Academy Plan 
was approved, the City of Colorado Springs Plan-
ning Division examined the study area through 3 
lenses: Complete Streets, Community Measures, 
and Economic Vitality. We also have chosen to 
highlight four key places within the planning area:  
Citadel Mall, Atlas Prep Charter School, Deerfield 
Hills Community Center, and Rustic Hills Shopping 
Center.
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a C a d e m y  a s  a  d e s t i n a t i o n
 Accessibility and connectivity are important 
for a robust corridor. In the long term this “Com-
plete Streets Measure” focuses on strengthening 
multi-modal transportation. However, it is recog-
nized that the Academy Boulevard area is auto 
dependent and incremental change will take time.  
One measure of vitality of the corridor is “busy-
ness”, which translates into automotive trips. To a 
degree, the goal for this corridor is to first attract 
and retain traffic within the corridor as a destina-
tion. Put another way, it takes a certain amount of 

intensity and potential congestion to create the 
conditions necessary to support a multi-modal 
transportation system. 
 Since the inception of this project, the mul-
timodal transportation system has improved but 
the aforementioned “automobile business/mea-
sure of vitality” has fallen short. Moving forward 
we must celebrate the improvements but keep 
the goals that have yet to be accomplished at the 
forefront of our minds.

a u t o m o b i l e s
 As previously discussed, Academy Blvd. 
must prove itself to be a fruitful auto destination 
before multi-modal transportation can be more 
fully addressed. The past two decades have shown 
a decrease in automobile traffic since the overall 
peak in the early 2000’s. However, the southern-
most portion of the planning area (between Foun-
tain and Milton E. Proby) is shown to be gradually 
increasing as more amenities make their way into 
that area.
 It will be beneficial to consider ways to in-
crease traffic through the corridor to create the 
congestion that can serve as a case for a more 
diverse transit options. Although the most uti-
lized bus routes fall within this area, their ridership 

counts are not enough to necessitate more drastic 
multimodal measures. These numbers must go up 
before we can see progress.
 Shown in red is north of Constitution to 
Austin Bluffs. It represents the northernmost por-
tion of the planning area combined with a major 
intersection outside it, Academy Blvd. and Austin 
Bluffs Pkwy. The Austin Bluffs area is seeing some 
reinvestment in their retail spaces and overall low-
er vacancy rates compared to the planning area. 
On average, the traffic counts are higher than 
the majority of Academy Blvd. Low traffic counts 
could be attributed to road construction projects 
that often result in lane closures.  

Recent data courtesy of Principal Transportation Planner, Tim Roberts, 2017 
In	the	case	of	multiple	traffic	counts	for	the	same	year,	one	was	chosen	at	random.

C o m p l e t e  s t r e e t s



Second in popularity to the personal automo-
bile is the bus and this mode has grown stronger in 
recent years. The planning area is serviced by two 
of the most utilized routes in the city, bus routes 5 
and 25.  Bus Route 5 connects the Planning Area 
to Downtown and is the busiest route in the re-
gion (measured by trips per hour of service). In 
order to better serve riders, Route 5 increased its 
frequency from 30 to 15 minute intervals during 
peak hours in April of 2015. Today the route op-
erates on 15 minute headways on weekdays from 
6:15 a.m. to 6:45 p.m. 
From 7:15 p.m. to 9:15 
p.m. the route operates 
on 60 minute headways.

Route 25 used to 
travel between Pikes 
Peak Community Col-
lege’s Centennial Cam-
pus and the northern 
mall, Chapel Hills and 
had the highest total 
riders of any route. In 
April 2015, the route 
was extended and split 
into two sections with 
one traveling south 
and the other north of 
the Citadel Mall Trans-
fer Center. Bus route 25 
travels north connecting 

m e t r o  b u s
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C o m p l e t e  s t r e e t s

Citadel Mall and Voyager Parkway while Route 27 
travels south connecting PPCC’s Centennial Cam-
pus to the Citadel Mall Transfer.

Both changes to the bus routes have had pos-
itive effects on ridership figures as illustrated be-
low. By October 1, 2017, Route 25 will also start 
operating on 15-minute headways during week-
day daytime hours. If the increased headways re-
sult in a ridership spike similar to those seen in 
Route 5, it could serve as a basis for argument for 
increased transit options in the future.

4

Data courtesy of Mountain Metro Transit Planning Supervisor, Brian Vitulli, 2017
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 Although automobiles prevail along 
Academy Blvd., pedestrian activity and connec-
tivity must be fostered to fulfill our goals of the 
Great Streets Plan. For this report we look at 
pedestrian activity at 3 key intersections along 
Academy Blvd.: Palmer Park, Galley, and Han-
cock. The following figure shows average hour-
ly crosswalk activations for these 3 intersections 
over time. It should be noted that each year 
the numbers have been collected from differ-
ent months (early August, late September, late 
January, and late February respectively) and the 
data could come from any combination of days 
of the week. As we move forward in reports on 
Academy Measures we hope to assemble more 
consistent data and as we do so, these early 

p e d e s t r i a n s

anomalies will become more normalized. 
 Academy and Galley is the “most active” 
intersection although its rates have fallen from 
29.4 activations per hour in 2014 to 22.98 in 2017. 
This intersection is more pedestrian friendly with 
connecting activities and uses on all four corners. 
However, more amenities have been lost rather 
than added since 2014, potentially accounting for 
the drop in pedestrian activity. 
 Palmer Park and Academy has remained 
rather stagnant in pedestrian traffic through time 
suffering from a slight drop since 2014 (14.88 to 
12.65). This may be caused by increasing retail va-
cancy rates in the Rustic Hills Mall. 

 Since 2014, a number 
of businesses and other 
uses have been added to 
the Hancock/Academy in-
tersection including several 
restaurants. Pedestrian ac-
tivations have nearly dou-
bled since 2014 from 6.04 
to 12.04. Although it has 
not yet surpassed Galley or 
Palmer Park it will not be 
surprising if it does, espe-
cially once the first phase 
of intersection improve-
ments is completed. 

b i C y C l e s

      Being 6 lanes wide, Academy Blvd. is not the 
most bicycle friendly. While bike lanes have been 
added throughout the area over the years, cross-
ing Academy by bike remains a significant chal-
lenge that should be addressed as we continue to 
move forward.

C o m p l e t e  s t r e e t s
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C o m p l e t e  s t r e e t s
n e i G h b o r h o o d s  &  w a l k a b i l i t y

  The Academy plan-
ning area intersects with 
roughly 15 defined neighbor-
hoods with Academy Blvd. 
acting as the east/west divid-
ing boundary. Walkscore.com 
examines resident’s ability to 
navigate their neighborhood 
with different modes of tran-
sit and assigns a score out of 
100. However, the boundar-
ies on the website are not the 
same as the official boundar-
ies as shown to the left. Thus, 
some neighborhoods are 
combined or absent entirely 
from the walk score table on 
the following page.
  Walkscore.com de-
fines the Palmer Park/Knob 
Hill area as the 5th “most 
walkable” in the city, mean-
ing that it is within close 
enough proximity to gro-
cery stores and transit routes 
so residents do not need to 
rely solely on a personal car. 
Meanwhile, Soaring Eagles 
and Southborough (south of 
Astrozon), are listed as the 
least walkable for the plan-
ning area. This is due to a lack 
of bike lanes and proximity 
to amenities such as restau-
rants, bars, coffee shops, and 
grocery stores. 
  These figures do not 
address perceived safety or 
quality of the pedestrian ex-
perience. They simply look 
at how far a pedestrian can 
travel in five minutes and 
how many amenities they will 
encounter along the way.

6
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f u n d e d  p r o j e C t s  &  f u n d i n G  o p p o r t u n i t i e s

C o m p l e t e  s t r e e t s

 In July of 2016 a detailed Academy Bou-
levard/	 Hancock	 Expressway	 Planning	 and	 Envi-
ronmental	 Linkages	 Study	 (PEL)	 was	 completed	
for	the	Academy	Boulevard/	Hancock	Expressway	
intersection.  This  study involved a great deal of 
community	and	business	owner	input	and	result-
ed in recommendations for additional access, im-
proved safety, enhance non-motorized facilities, 
and a future transit center.
 Transportation Improvement Program (TIP) 
funding in the amount of approximately $2.5 Mil-
lion	has	been	approved	 for	a	first	phase	project	
that	will	add	an	access	location	south	of	Hancock		
Expy.	 and	 include	 sidewalk	 improvements.	 	 This	
project is expected to occur in 2021 or 2022.
 Funding is available through Pikes Peak Ru-
ral Transportation Authority (PPRTA) for an “A” list 
project to reconstruct major segments of Academy 
Blvd. in the corridor.  Approximately $20 Million 
in	 funding	will	 be	 expended	 between	 2017	 and	

2024,	in	accordance	with	voter	direction.	There	is	
some potential for this project and funding to be 
“leveraged”	with	other	funding	in	order	to	provide	
associated improvement beyond replacing the ex-
isting road base and asphalt. 

• Relocation of Citadel Mall transit center to 
Academy Blvd.

• Possible	new	transit	hub	on	SW	corner	of	Han-
cock Expy. and Academy Blvd.

• Possible	direct	access	connection	between	Cit-
adel Mall and Citadel Crossing

• Study to reconsider design options for Acade-
my/Fountain Blvd. interchange/intersection

• Improvement	of	Academy/Wentworth	Street	inter-
section (to enhance access to closed Sam’s Club)

o t h e R  o p p o R t u n i t i e s 
R e q u i R i n g  f u t u R e  f u n d i n g

n e i G h b o r h o o d  w a l k s C o r e  s u m m a r y

Data Collected from Walkscore.com



 A community needs public spaces and facilities to 
host events as well as be able to access fresh food by way 
of a grocery store, all preferably without the need for a 
personal car. This map shows the relationships between 
community  facilities, public transit, and neighborhoods. 
 Residential parcels are symbolized in blue and are 
spread throughout the planning area. “Grocery stores”, 
symbolized by navy blue dots, include ethnic markets 
such as, “Carniceria Leonela,” and, “Springs Korean Mar-
ket,” as well as Walmart, Safeway, and King Soopers. The 
dot located outside of the planning area represents the, 
“Asian Pacific Market”, which provides an extensive selec-
tion of fresh produce along with specialty goods. Over-
all, the Academy planning area has been called a “food 
swamp”, meaning that fast food is readily available while 
access to fresh produce is limited.
 The Northern portion of the Academy planning 
area is the most limited in options of public park space 
and access to community facilites including grocery stores.
 As discussed on page 5, pedestrian activations for 
Academy Blvd. and Hancock Expy. in the southern por-
tion of the planning area had been historically low until 
this year when they doubled. This is largely related to the 
recent increase in facilities. While the southern portion 
of the planning area houses the most community facil-
ities, tranist does not seem to efficently connect them. 
Contrastly, transit seems to have a positive relationship to 
most grocery stores withing the area.
 While the central area does not have a public li-
brary the two North/South lines that pass through (Bus 
Routes 22 and 27) do connect to the two public libraries 
in the planning area. That being said, the central area is 
less connected by public tranist than in the north and 
south and is especially lacking east/west connectivity.

aCCessibility to 
Community faCilities by bus

8
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C r i m e  r a t e s
 While the planning area accounts for about 
12% of the city’s population, it experiences 20.5% 
of the city’s crime (as measured by calls for service 
that resulted in a case report for the year of 2015). 
All percentages are lower in 2015 than they were in 
2008 when the area contributed to nearly 30% of 

all violent crime in the city. That being said, Acade-
my does not have the most crime in the city. Other 
areas such as the Westside still contribute to a sub-
stantial amount of crime within Colorado Springs. 
However, Academy still carries stigma regarding 
crime rates regardless of their decline since 2008.

status of neiGhborhood orGanizations
C o m m u n i t y  m e a s u r e s

Information courtesy of Council of Neighbors & Organizations (CONO)

Data	for	2014	was	not	available



C o m m u n i t y  m e a s u r e s

of .0666. Top left is a map of the Diversity Index 
of the Academy area with the most diverse parcel 
highlighted in blue.
 The three maps on the right show the per-
centages of specific ethnicities in each census tract. 
While the diversity index takes into account Asian, 
Hawaiian, and American Indian populations into 
account, the populations within the area are <6%, 
<2%, and <3% respectively. Given that combined 
they account for no more than 10% of any indi-
vidual census tract they have not been mapped 
individually.

 The Academy corridor is home to some 
of the most diverse neighborhoods in the City. A 
diversity index is often used to measure the how 
much “diversity” or “variety” is in a given group. 
It expresses the probability that two individu-
als chosen at random will be of different ethnic 
groups. Thus, an area with a diversity index of “0” 
means that all individuals are of the same ethnic 
identity. The most diverse parcel in all of El Paso 
County is North of Fountain Blvd. between Chel-
ton and Academy with a diversity index of .5969. 
In contrast, the parcel with the lowest diversity 
index is in the Broadmoor with a diversity index 

% population 
black

% population 
hispanic

% population white 
(non-hispanic)

diveRsity

index
0.16 - 0.25

0.26 - 0.35

0.36 - 0.45

0.46 - 0.55

0.56 - 0.60

1.7 - 5

6 - 10

11 - 15

16 - 20

21 - 28.4

6.1 - 10

11 - 20

21 - 30

31 - 40

41 - 52.6

43.0 - 50

51 - 60

61 - 70

71 - 90

81 - 91.4

d e m o G r a p h i C s

10



11

h i G h  s C h o o l  p e r f o r m a n C e
There are two high schools in the 
study area:
Sierra  Harrison District 2
Mitchell Colorado Springs District 11
 The Colorado Department of 
Education annually ranks all districts 
and schools within a performance 
framework of 100 points. From these 
values schools are placed into one of 
four categories:
• 60+ being “At Performance”, 
• 47-59 “Improvement Plan”, 
• 34-46 “Priority Improvement”,
• <33 “Turnaround”
(These numbers are as of 2014 and 
apply to the bulk of the data shown. In 
2016 the values were changed to 53+, 
42-52, 34-<41, and <33 respectively). 
 From 2010-2016 both Sier-
ra and Mitchell have fallen between 
46.2(Mitchell 2011) and 63.6 (Sierra 
2014) with average scores being 55.3 
for Sierra and 53 for Mitchell. The 
two schools have been consistently 
marked in an improvement zone. The 
graph to the  top right illustrates this 
with “at performance” in green, “im-
provement plan” in orange, and “pri-
ority improvement” in red. Mitchell 
was marked as “Priority Improvement” 
in 2016 due to a drop in testing partic-
ipation.
 Over the past six years both 
schools have had dropout rates rela-
tively higher than the state average, 
lower graduation rates, and lower ACT 
scores as illustrated by the charts to 
the right. 

Data obtained through the 
Colorado Department of Education website. 

For more information visit: 
https://www.cde.state.co.us/schoolview

C o m m u n i t y  m e a s u r e s
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 In July 2015 the YMCA of the Pikes Peak 
Region,	 in	 partnership	 with	 Penrose-St.	 Francis	
Health Services and El Paso County Public Health, 
was	 awarded	 funding	 focusing	 on	 “building	
meaningful partnerships among hospitals, health 
systems, and community-based organizations to 
facilitate Bold, Upstream, Integrated, Local, and 
Data-Driven approaches to community health 
equity (BUILD). That effort, titled Project AC-
CESS (Assessment and Community Collaboration 
to Engage and Strengthen Southeast Colorado 
Springs),	works	with	residents	and	local	partners	
to leverage resources and reduce barriers that 
cause	 inequities	 in	 the	 health	 and	wellbeing	 for	
residents in Southeast Colorado Springs. 
 Through resident leadership development, 
Project	ACCESS	empowers	 residents	 to	 	 	change	
policies and bring needed services to the area 
to improve health outcomes for current and fu-
ture generations. Project ACCESS conducted over 
3,000	community	interviews	to	identify	what	res-
idents	of	Southeast	saw	as	their	greatest	barriers	
to	health	and	wellness.	With	23%	of	the	Southeast	
Springs population living under the Federal Pov-
erty Line and many relying on the unreliable and 
infrequent public transportation in the area, the 
need to locate vital social services like SNAP, WIC, 
and	Medicaid	offices	in	the	Southeast	emerged	as	

a	widespread	community	need.	Through	the	pro-
cess,	a	strong	partnership	emerged	with	Harrison	
School	District	Two.	El	Paso	County	Public	Health	
and	 Harrison	 School	 District	 Two	 have	 entered	
into a lease agreement at $1 per year, for a term 
of	5	years	 (with	 the	option	 to	 renew)	 to	expand	
services for our Women, Infants, Children (WIC) 
program.	This	will	be	a	satellite	office	with	bilin-
gual educators and registered dietitian supervi-
sors	to	accommodate	clients	within	our	Southeast	
Colorado Springs community. Community space 
will	be	available	to	hold	meetings	or	gatherings.	
Currently, the nearest access to Women, Infants, 
Children (WIC) services is at the Citizen Services 
Center on West Garden of the Gods Road and 
could	 take	 over	 two	 hours	 	 to	 get	 to	 by	 public	
transit.	There	is	another	satellite	WIC	office	locat-
ed in Fountain. 
	 Additionally,	 two	 American	 Diabetes	 As-
sociation	(ADA)	classes	have	now	been	placed	in	
mostly Spanish-speaking neighborhoods in the 
Southeast	at	Deerfield	Hills	Community	Center	&	
Panorama	Middle	School.	Over	100	women	have	
since signed up for a year-long ADA nutrition 
course	 and	 free	 weekly	 Zumba	 classes	 through	
this partnership.

Summary provided by Healthy Environment Planner, 
Aubrey Day and Public Health Planner, Mina Leibert, 2017

t h e  b u i l d  h e a lt h  c h a l l e n g e : 
c o l o R a d o  s p R i n g s  p R o j e c t  acc e s s



C o m m u n i t y  h e a l t h  p r o j e C t s

Free Zumba Class Sponsored by BUILD (Photo Courtesy of  Julie Slivka)
Harrison Students took a fieldtrip to CU Denver

(Photo Courtesy of  Julie Slivka)

e l  p o m a R  R i s e  g R a n t
 The area recently received another 
grant	with	 funding	 from	the	El	Pomar	Foun-
dation, called RISE (Resilient, Inspired, Strong 
and	 Engaged),	 with	 the	 mission	 of	 enhanc-
ing	 Southeast	Colorado	 Springs	 from	within	
through citizen-led change. El Paso County 
Public Health (EPCPH) facilitated the plan-
ning	 process	 in	 partnership	 with	 the	 Colo-
rado Springs Black Chamber of Commerce, 
the Council of Neighbors and Organizations 
(CONO) and the YMCA of the Pikes Peak 
Region and a coalition of 50 partner orga-
nizations.	 Resident	 leaders	 were	 selected	 to	
participate on the Steering Committee and 
provide guidance and accountability for the 
priority objectives. The effort over the next 
several years includes objectives aimed at 
reaching outcomes in five areas of capital: 
Cultural Capital – Connecting people;  Social 
Capital – Connecting people to resources;  
Built Capital – Connecting people to places; 
Human Capital – Connecting people to op-
portunity; and Financial Capital – Connecting 
people to potential. 

l o o k i n g  t o  t h e  f u t u R e
	 There	are	also	plans	in	the	works	for	a	place-
based	“hub”	that	will	foster	community	cohesion	
and serve as a convenient and safe space for all 
to	 gather.	 The	 idea	 is	 to	 provide	 a	 space	where	
residents	can	meet	for	clubs,	games,	workshops,	
town	halls,	 life	 skills	 courses,	 as	well	 as	 exercise	
and	 wellness	 classes.	 It	 will	 provide	 information	
and	 opportunities	 for	 residents	 to	 engage	 with	
their community, meet neighbors, and stay active. 
The	hub	will	house	organizations	and	groups	that	
look to engage and improve the community, and 
provide	meeting	place	for	new	coalitions	and	ad-
vocacy	groups.	The	hub	will	be	 jointly	occupied,	
and may feature a food pantry, clinic, computers, 
a kitchen for community potlucks, and space for 
workshops	and	meetings.
 Pikes Peak Library District (PPLD) has been 
focusing	 on	 empowering	 entrepreneurship	 and	
wellness	by	supplying	libraries	with	tools	such	as	
sewing	machines,	recording	studios,	and	3D	print-
ers. The Sand Creek Library currently offers classes 
on	a	variety	of	classes	sewing,	painting,	and	guitar.	
By	the	end	of	2017,	a	Makerspace	will	be	added	
to	the	library.	This	space	will	have	3D	printers,	la-
ser	cutters,	a	fleet	of	sewing	machines	and	many	
other tools to spark creativity and imagination. A 
Recording	Studio	is	also	being	built.	This	will	allow	
for area residents to explore music and sound en-
gineering.	PPLD’s	hope	is	that	this	will	be	our	focal	
point	for	audio	recording,	hopefully	drawing	users	
to Sand Creek (and Southeast Colorado Springs) 
from all over PPLD’s service area.

Information on Library services provided by 
Library Manager, Abby Simpson,  2017.
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Information on grant programs provided by Julie Slivka of 
BUILD/RISE, 2017.
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C o m m u n i t y  m e a s u r e s
Co m m u n i t y  he a l t h pr o j e C t s :

justiCe reinvestment Crime prevention initiative

 On May 10, 2017 Colorado State Legisla-
ture	unanimously	passed	House	Bill	1326	with	the	
goal to prevent crime and promote public safety 
by providing funding for strategies such as eco-
nomic development, academic achievement of 
youth,	direct	service,	and	family	support	in	two	pi-
lot communities (Southeast Colorado Springs and 
Aurora) that are experiencing both higher rates of 
victimization and involvement in the criminal jus-
tice system. 
	 This	bill	will	create	a	place-based	pilot	pro-
gram to provide funding to support a multi-strat-
egy crime prevention plan focused on funding 
strategies that can improve the quality of life and 
opportunity in communities.   
	 The	Denver	Foundation	 is	willing	to	serve	
as the grant intermediary and neutral project 
manager to utilize their existing expertise and 
experience	in	grant	making	and	ensure	fiscal	ac-
countability	and	fidelity	to	the	intent	of	the	legis-
lation.	 	The	Denver	Foundation	 is	also	willing	 to	
assist	 the	 two	 local	 stakeholder	 groups	with	 fa-
cilitation, evidence-based practice research, and 
data collection/evaluation design should the local 
stakeholder groups be interested in that type of 
support.
• The target is a minimum of $3 million per 

community	 and	 that	 state	 funding	would	 be	
committed for at least a couple of years.

• Funding for this crime prevention pilot project 
would	 come	 from	 parole-related	 reforms	 to	
reduce recidivism and thereby create savings 
in the Department of Corrections budget.

• Local community stakeholder groups made 
up	 of	 local	 elected	 officials,	 community/faith	
leaders, business leaders, service providers, 
and	educators	will	be	empowered	to	develop	
the crime prevention plan and budget. 

Permissible	 uses	 of	 the	 funding	will	 be	 flexi-
ble	to	allow	local	communities	to	identify	local	
crime	prevention	priorities	but	the	frame	work	
will	require	a	focus	on:

 eC o n o m i C d e v e l o p m e n t: 
Funding	will	be	allocated	to	the	local	Com-
munity Development Financial Institution 
or other designated lending institution for 
loans to create or expand small businesses 
and promote entrepreneurship.
aC a d e m i C a C h i e v e m e n t:  
To improve school performance/readiness, 
high school graduation rates, and college 
enrollment/retention.
Community-based direCt serviCes:  
To expand availability of community-based 
services	 or	 programs	 that	 would	 help	
strengthen families, provide communi-
ty-based victim services, behavioral health 
services or other priority service needs. 
ne i G h b o r h o o d d e v e l o p m e n t: 
To address gaps related to housing, trans-
portation, recreation or other community 
infrastructure needs.
da t a C o l l e C t i o n a n d e v a l u a t i o n:  
Each	 neighborhood	 plan	 will	 be	 required	
to have a data collection and evaluation 
mechanism to measure outcomes and im-
pact.

Summary of bill provided by Executive Director of the Colo-
rado	Springs	Urban	Renewal	Authority,	Jariah	Walker,	2017.	

For more information visit 
http://leg.colorado.gov/bills/hb17-1326
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v a C a n C y  r a t e s  s u m m a r y
 Business vacancy rates reveal 
how appropriately land use and in-
frastructure align with market-driven 
forces. Business vacancy rates track 
the faith that businesses have in the 
Planning Area as a place for conduct-
ing business. For the Academy corri-
dor, shopping center vacancies have 
paralled a pattern similar to the larg-
er Colorado Springs Metro Area over 
the past eight years (2008-2016). 
However, they have done so at rates 
13% higher (on average) than those 
of the greater metro area.

 
 Office space vacancy rates in 
the area have not shown the same 
trend. They have increased while the 
Colorado Springs metro area’s num-
bers have decreased. As of 2016, of-
fice vacancy rates were 13.5% high-
er than the Colorado Springs metro 
area and on an upward trend while 
the metro area’s rates have been de-
creasing since their “peak” in 2010.

 As of 2016, both Shopping 
Center and Office Space vacan-
cy rates are over double that of the 
Colorado Springs metro area. While 
total vacancy has fallen considerably 
since 2010, the Academy Corridor 
is still over double the rates for the 
greater metro area with those rates 
being 16% and 7.6% respectively. 

Data compiled by Turner Commercial Re-
search, all figures are for the end of the sec-

ond quarter for each year

e C o n o m i C  v i t a l i t y  m e a s u r e s



e C o n o m i C  v i t a l i t y  m e a s u r e s
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i n f i l l
	 Infill	aims	to	“fill	 in”	the	gaps	of	the	urban	fabric.	
The	following	is	a	list	of	infill	projects	completed	in	recent	
years	as	well	as	upcoming	and	pending	projects	(list	cur-
rent as of early spring 2017).
co m p l e t e d
Vacant land development projects
• Wal-Mart Neighborhood Market (665 N. Murray Blvd.)
• “Sierra Springs” 78 single family residential units (384 

Sierra Glen Pl.)
• Wal-Mart Neighborhood Market (1622 S. Academy 

Blvd.)
• Taco Bell and Kum and Go (2935 Hancock Expy.)
Repurposing or Redevelopment Projects
• Irving Middle school repurposed into Global Village 

Charter School (1702 N. Murray Blvd.)
• Strip	mall	vacancy	redeveloped	into	Lowe’s	at	Citadel	

Crossing (701-801 N. Academy Blvd.)
• Vacant	commercial	office	building	repurposed	into	At-

las Prep Charter School (1450 Academy Park Loop)
• “Bently Commons Apartments” affordable housing 

(2610 Bently Pt.)
• Goodwill	Warehouse	(2855	S.	Academy	Blvd.)
• Relocation of Silver Key Senior Living (1605 – 1655 S. 

Murray Blvd.)
• Colorado Car Connections Commercial Auto (1794 S. 

Academy Blvd.)
• Honda Dealership (1103 Academy Park Loop)
• Nissan Dealership (3909 E. Fountain Blvd.)
ap p Ro v e d
• Kum and Go, Mini Storage Facility and Carl’s Jr. to be 

developed on vacant land (3700 Maizeland Rd.)
• Vacant	land	to	be	developed	into	offices	(712	Clark	Pl.)
• Vacant land to be developed into Sand Creek Police 

Substation (Academy Park Loop)
• Vacant land to be developed into apartment units 

(1715 Torin Pt.)
ap p l i c at i o n i n Re v i e w
• Redevelopment project “Alpine Lumber Co.” indoor/

outdoor	 lumber	storage	yard	with	administration	of-
fice	(Drennan	Loop)

pR e ap p l i c at i o n
• Vacant land to be developed into Cherry Tree Apart-

ments adjacent to Sand Creek (1975 S. Chelton Rd.)
• Vacant land to be developed into a hamburger stand 

(2154 S. Academy Blvd.)

CONSTITUTION
CONSTITUTION

PALMER PARK

PLATTE

FOUNTAIN

HANCOCK

DRENNAN

ASTROZON

CHELTON

M
URRA

Y
M

URRAY

COMPLETED

APPROVED

APPLICATION IN REVIEW

PRE APPLICATION
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a C t i v i t y  s u m m a r y

Former Macy’s at Citadel 
Mall remains empty.
JCPenney	 will	 remain	
open despite announcing 
closure of 138 stores nation-
wide.

Mission Trace remains a 
challenging, largely vacant 
shopping center.

Vacant	 lot	 was	 devel-
oped into a Neigh-
borhood Walmart creating 
food	 choices	 in	 what	 was	
previously considered to be 
a food desert.

Post Office remains open in 
spite of announcement 
to close its doors.

Rustic Hills North remains 
mostly vacant.
Entertainment center 
WhirlyBall takes on a 
$2.5 million remodel on a 
30,000-square-foot space in 
Rustic Hills Shopping Mall.

Former Target and Garden 
Ridge	 is	 now	 occupied	 by	
“home decor superstore”, At 
Home

Former Sams Club remains 
empty.

Goodwill has repurposed a 
former big-box building for 
distribution and outlet retail.

Planned Kum & Go, 
Carl’s Jr., and Personal Stor-
age Units.

Long	time	vacant	space	filled	
by Gold’s Gym. Maintains 
decent level of activity.

Harrison School District 2 
donated a building to the 
El Paso County Health De-
partment to serve as a WIC 
clinic, a satellite office for 
Pikes Peak Work Force 
Center, and possibly a 
health clinic.

Long-time vacant space in 
Murray Square Shopping 
Mall	 now	 occupied	 by	 a	
Neighborhood Wal-mart.

Atlas Prep continues to be a 
successful example of adap-
tive	 re-use	 benefiting	 the	
community at large.

Kum & Go and Taco bell 
occupy a once vacant corner.
Deerfield Hills Communi-
ty Center expanded their 
space to better serve their 
growing	community.	

e C o n o m i C  v i t a l i t y  m e a s u r e s



 The Citadel Mall is a classic example of 
traditional shopping mall design, a design which 
is fading as it struggles to compete with shift-
ing consumer spending habits. The convention-
al mall is typically anchored by big-box depart-
ment stores while the inner, smaller spaces are 
occupied by secondary retail establishments. The 
big-boxes usually handle the bulk of consumer 
spending and help keep the smaller stores afloat. 
However, that is not quite the case for Citadel 
Mall. The former Macy’s location (pictured top 
right) remains empty since closing in 2009. In 
2015, Dillard’s has vacated two of the three floors 
it once occupied and has converted to a clear-
ance center that operates with closeout sals. This 
being said, The JCPenney location will remain 
open despite the planned closure of 140 of its 
stores around the nation (announced February 
2017). Furthermore, the inner spaces of Citadel 
Mall are less retail-dominated featuring uses like 
the Celebration Place (children’s art gallery and 
maker space), Fun4Kidz (indoor playground), and 
Epic VR (virtual reality arcade). The Mall has also 
been launching campaigns to increase weekday 
patron activity (i.e. Free Treat Tuesday).
 The Citadel also serves as the eastern 
Metro Bus transit hub adjacent to the still closed 
Macy’s (pictured bottom right). This is not an op-
timal location for the transit station since it iso-
lated from both Academy Blvd. In the future it 
would be beneficial to move the transit station 
closer to Academy Blvd. to better serve the pub-
lic and increase connectivity. 
 In the meantime, Citadel Mall is an inter-
esting case. It is a large space with ample parking 
and good bus connectivity. It has tremendous 
potential if approached from a different perspec-
tive. How could the Citadel Mall become and as-
set to S. Academy Blvd.? Perhaps it could have a 
redesigned façade that is more outwardly facing 
along with integrated adaptive re-use? It could 
be rebranded as a community gathering space. 
This report is not intended to make strong sug-
gestions,  but does introduce some options of 
what can, and should, we do with this space?

h i l i G h t e d  p l a C e s
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Citadel Mall Anchor has remained empty since Macy’s closed in 2009 
(March 2017)

Citadel Mall Anchor JCPenny will stay open despite nationwide closings 
(March 2017)

Citadel Mall Eastern Metro Bus Tranit Hub is isolated from Academy 
(March 2017)



	 The	office	and	retail	vacancy	rates	 remain	
much higher for the Academy planning area than 
the rest of the Colorado Springs Metro Area. One 
way	to	adapt	to	these	circumstances	is	to	reimag-
ine the problem spaces in order to better serve 
the surrounding community. 
 Charter school Atlas Prep took the vacan-
cies as an opportunity. Their building (1602 S. 
Murray	Blvd.)	was	originally	office	space	used	by	
an American aerospace and defense corporation, 
General Dynamics, until they relocated. By 2012, 
plans	 were	 underway	 to	 transform	 the	 vacant	
building into a learning environment. This has 
proven to be very successful.
 There are many opportunities for projects 
similar to this along Academy Blvd. Effective spa-
tial reimagining increases authenticity and com-
munal	 stake	 in	 the	 built	 environment	 as	well	 as	
growing	community	and	setting	the	stage	for	re-
investment. 
	 Ivywild	is	an	example	of	this	concept	from	
another area of the City, a Colorado Springs el-
ementary school that has been converted into 
mixed-use community space. Atlas Prep High 
School	was	an	office	space	converted	to	a	high-
school and its middle school location is a convert-
ed strip mall. By reimagining spaces, a community 
becomes more vested in them. This idea should 
be	at	 the	 forefront	of	our	minds	as	we	contem-
plate the future of the South Academy Corridor.
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Vacant office space on Academy Blvd. is now used as a charter school, At-
las Prep. Demonstrating the positive impact of adaptive reuse (March 2017)

 Deerfield Hills Community Center is argu-
ably the most successful community facility in the 
area, serving over 70,000 people annually in the 
southeast part of Colorado Springs. In fall of 2016 
the building was expanded to better serve grow-
ing community needs.
 The center offers after-school programs for 
elementary and teenage students as well as a free 
water “spray ground” open during the summer 
months.  Additionally, the community center of-
fers space for rent for family reunions and neigh-
borhood meetings. They cultivate a community 
garden on site and partner with Colorado Springs 
Food Rescue for “Food Fridays” to feed those in 
need. They will be holding their Neighborhood 
Block Party on August 12 providing free food, ac-
tivities and resources for members of the commu-
nity.

d e e R f i e l d  h i l l s  
c o m m u n i t y  c e n t e R

Deerfield Hills Summer Picnic Photo Courtesy of Jody Derington 
(July 2016)

Deerfield Hills Grand Re-Opening Photo Courtesy of Jody Derington 
(October 2016)

h i l i G h t e d  p l a C e s



r u s t i C  h i l l s
 The physical appearance and con-
dition of the built environment has the 
power	 to	 enhance	or	 inhibit	 the	 corridor	
as	 a	 viable	 place	 to	 live,	 work,	 play,	 or	
shop. As previously discussed, Atlas Prep 
is an example of a positive impact of the 
built environment. The predominantly va-
cant Rustic Hills North Shopping Center 
(former home to an Albertson’s and Long’s 
Drugs) is a prime example of a deteriorat-
ing built environment in the area. 
 The site is offset from Academy 
Blvd. located behind the Antique Market 
Place and Musashi Grill (both still in busi-
ness).	 The	 low	 visibility	 from	 the	 Acade-
my corridor likely hurts business and may 
contribute	 to	 why	 the	 site	 has	 remained	
largely	vacant.	However,	its	offset	from	the	
traffic	could	be	a	tremendous	asset	to	a	fu-
ture developer. The site is large and holds 
incredible potential for a future mixed-use 
space.	As	 shown	by	 the	map	on	page	9,	
the	area	is	in	need	of	a	grocery	store	which	
could act as the anchor of a future devel-
opment.
 Across Palmer Park Boulevard, to 
the south of Rustic Hills North, is the Rus-
tic Hills Shopping Center once occupied 
by Hobby Lobby, Tj Maxx and Ross. The 
center has been largely empty for the last 
few	years.	 In	March	2016,	Whirly	Ball,	 an	
Illinois-based entertainment company, 
requested a liquor license for the empty 
space. They are set to open summer of 
2017 offering, “craft beer, cocktails, a chef 
driven	menu,	bowling,	special	events	and	
private parties”, in addition to their sig-
nature sport, Whirly ball, that incorpo-
rates elements of basketball, lacrosse, and 
bumper cars. This is a very positive sign for 
the	 area	 and	 is	 the	first	 new	business	 to	
occupy	 the	space	since	Gold’s	Gym	filled	
the	western	reach	of	the	shopping	center	
in	2013.	It	will	bring		job	opportunities	to	
the area.
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h i l i G h t e d  p l a C e s

Rustic Hills North creeps further into disrepair (March 2017)

Rustic Hills Shopping Center will become home to new entertainment company, 
Whirly Ball (March 2017)

Advertisement Featured in  2017 Independent Insider
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C o m p l e t e  s t r e e t s  m e a s u r e s
While North/South bus connectivity is strength-
ening, East/West connectivity is still lacking. The 
area	 is	 not	 very	 walkable	 and	 some	 areas	 lack	
sidewalks	 altogether.	 Bikeability	 remains	 a	 chal-
lenge	with	very	few	bike	lanes	and	designated	bike	
paths	available.	Automobile	traffic	counts	show	a	
decrease	or	leveling	off	of	traffic	throughout	the	
planning area. Academy must be framed as a via-
ble	destination	to	increase	traffic	of	all	modes.

C o m m u n i t y  m e a s u r e s
Health projects and partnering organizations 
are mobilizing members of the community to 
strengthen the area. While crime rates are still high 
per capita, they have decreased since 2008. The 
reputation	of	the	area	has	yet	to	reflect	this	real-
ity. Sierra and Mitchell High 
Schools are both underper-
forming.	 Mitchell	 was	 rat-
ed “Priority Improvement” 
in 2016. This could mean a 
swift	shift	in	performance	in	
the coming years. This area 
includes some of the most 
diverse Census blocks in all 
of El Paso County. Diversi-
ty is a tremendous asset to 
the	 area.	 Creating	 citywide	
events celebrating diversi-
ty	 to	 take	 place	 within	 the	
planning area could estab-
lish	more	of	a	draw	and	po-
tentially spur economic de-
velopment.

e C o n o m i C  v i t a l i t y  m e a s u r e s
Many big box anchor retail stores remain vacant 
along Academy Boulevard as consumer spending 
habits continue to shift. This provides Academy 
Blvd.	with	a	unique	opportunity	to	focus	on	adap-
tive	re-use	to	reimagine	spaces	to	better	benefit	
the	growing	community.	

h i l i G h t e d  p l a C e s
C i t a d e l  M a l l

While Citadel Mall is not necessarily thriving, it is 
staying	afloat.	The	possibility	of	relocating	the	east-
ern bus transfer station along Academy Blvd. could 
have a negative effect on the Mall. A stronger auto/

pedestrian	 connection	 between	 Citadel	Mall	 and		
the	Citadel	Crossing	Shopping	Center	would		boost	
overall	traffic	between	them.

a t l a s  P r e P  C h a r t e r  s C h o o l
Atlas Prep is a strong example of adaptive re-use 
serving	the	community.	Hopefully,	its	example	will	
inspire	future	innovations	with	the	many	commer-
cial	and	office	vacancies	 in	the	area.	This	educa-
tional institution also serves as a viable alternative 
to the other public schools in the area, and could 
foster a culture of further educational innovation 
on the part of alleducational providers. 

deerfield hills CoMMunity Center
Deerfield	 Hills	 Community	 Center	 continues	 to	
grow	and	reach	more	families	within	the	communi-

ty providing a meeting 
place and array of fam-
ily resources. It current-
ly serves over 70,000 
people each year in the 
area,	 and	will	 continue	
to be a valued asset.

r u s t i C  h i l l s 
s h o P P i n g  C e n t e r
While the southern 
portion of Rustic Hills 
shows	 promise	 with	
the incoming “Whirly 
Ball” entertainment 
center, the northern 
center is challenging to 
say the least. It remains 

largely	vacant	while	its	infrastructure	continues	to	
deteriorate.	 Something	will	 need	 to	 be	 done	 to	
address	this		center	within	coming	years.

o v e r a l l
The Academy Planning Area remains challenging 
yet promising. Diverse communities and opportu-
nities for adaptive re-use can increase place iden-
tity for this section of the city. While there is much 
work	to	be	done,	Colorado	Springs	continues	to	
grow.	Reinvestment	in	the	Southeast	is	important	
to	strengthening	the	City	as	a	whole.

Deerfield Hills Spray Ground Photo Courtesy of Jody Derington 

C o n C l u d i n G  r e m a r k s


