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CONNECTIVITY AND CULTURAL HERITAGE
CURRENT CONDITIONS 
The Bessemer, Eilers Heights/Bojon Town and Grove neighborhoods are separated 
from each other, downtown, parks and other amenities by the I-25 highway, the 
Arkansas River and steep topography.  Some streets are lacking sidewalks and lighting; 
while others are in significant disrepair. The existing bike lane only connects the 
western side of the neighborhood to downtown. 

However, with investments to improve connectivity, Bessemer, Eilers and Grove could 
have better access and connection to Downtown Pueblo and recreational amenities.  
The community has prioritized a greenway trail and sidewalk and streetscape 
improvements for school zones and commercial nodes that include cultural heritage 
signage. 

GOALS
•	 Improve streetscapes. 
•	 Connect the neighborhoods to recreation, amenities and downtown.
•	 Designate a history trail connecting neighborhood heritage sites.
•	 Install cultural wayfinding street signage, including neighborhood gateways.
•	 Establish a neighborhood plaza for cultural events.

STRATEGIES
1. 	 Create Greenway Connector Trail
The neighborhoods are ideally situated between 
and adjacent to Downtown Pueblo, new recreational 
amenities at Runyon Lake, the Arkansas River trail 
system and Lake Minnequa. The anticipated clean 
up of the slag piles and I-25 re-alignments offer 
a strategic opportunity to create a north-south 
trail connection from Eilers to the Arkansas River. 
Creating an additional connection on the west side 
of Eilers would create a loop connecting many of 
Pueblo’s recreational amenities. The Bessemer Ditch 
Company canal offers an opportunity to extend a 
bike trail west to the community college. To the east, 
a new overlook in Eilers could offer some of the best 
views of the river and downtown. 

Example of sidewalk in disrepair (Source: Rick Romero)

View of downtown Pueblo from Eilers neighborhood

Diagram showing Loop Trail
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THRIVING NEIGHBORHOODS
CURRENT CONDITIONS 
Many homes in the neighborhood were built before 1918 and may lack the size 
and comforts of contemporary housing. There is a higher percentage of rental 
housing than other parts of the city. Current zoning designates some of the area 
as non-conforming due to small lots. In some cases, property owners must apply 
for a variance to build new or an addition due to current zoning constraints.  The 
city is currently working on zoning improvements to address these obstacles. 
Additional barriers to home improvement and maintenance include low land 
value and costly upgrades needed to comply with current building codes. The 
community would like to remove barriers to redevelopment, reduce litter and 
crime and increase local services including a grocery store.

GOALS
•	 Provide residents with home buying assistance.
•	 Develop in�ll a�ordable and workforce housing. 
•	 Adopt zoning to support small lot in�ll development. 
•	 Provide recreation and service amenities.
•	 Provide street improvements.

STRATEGIES
1.	 Adopt small lot in�ll housing zoning
Recognizing the growing trend in in-city living, many local governments have adopted small lot in�ll zoning to promote home 
improvements and redevelopment within city neighborhoods. In�ll zoning refers to city development requirements that encourage 
building on vacant or underutilized lots in a manner that is compatible with the neighborhood. By creating a zoning overlay, the city 
can remove barriers to basic home improvements and in�ll redevelopment for new contemporary housing. In�ll zoning allows the 
redevelopment to maintain the traditional setbacks (distance required between structure and property line) of the neighborhood and 
relaxes requirements for parking and other features that are not 
feasible on small lots. Finally, the zoning outlines design guidelines 
to reclaim and maintain the historic character of the neighborhood. 
The new zoning code could address unique characteristics and 
neighborhood goals of the three neighborhoods, for example 
integrating artist live/work zoning for Grove.

Example Zoning and Guidance
Heart of Knoxville In�ll Housing Design Guidelines
In 2006, the Knox County Metropolitan Planning District developed 
in�ll housing zoning and guidelines to foster neighborhood stability 
and maintain historic character while meeting a wide range of 
housing needs. The guidelines give attention to setbacks, parking, 
scale, foundation height, porches, windows, and roof pitch. Since 
the adoption of the new zoning overlay, the committee has issued 
87 certi�cates of approval for new construction, additions, changes 
in driveway con�guration, changes in porches, and platting. The 
city’s community development department has also followed the 
guidelines for 96 city-funded houses over the last 6 years.
Guidelines: https://archive.knoxmpc.org/plans/dguides/in�ll_guide.
pdf

The In�ll Design Toolkit
The City of Portland developed an in�ll design toolkit that 
provides strategies for achieving context-sensitive design in in�ll 
development and ways of overcoming some of the unique design 
challenges of development on small sites. The toolkit focuses on 
medium-density residential development (such as rowhouses, 
plexes, courtyard housing, and low-rise multifamily development) in established neighborhood areas. The toolkit o�ers neighborhood 
policies, in�ll strategies, prototypes, project pro�les and a gallery of examples. Many of the strategies can be easily adapted for similar 
historical small lot neighborhoods. Portland In�ll Design Toolkit: https://www.portlandoregon.gov/bps/49254

Small Residential Lots

Small lot zoning with near-zero setbacks 

Small lot zoning for attached rowhouses or townhomes. 

Residential Lots

Small Lots (< 1/10 acre)
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2.	 Increase home buying and improvement 
Often homes can fall into disrepair by neglecting simple 
maintenance such as maintaining gutters, roofs, plumbing 
fixtures and porches. Landlords may be unwilling to invest the 
resources or owners may not have the knowledge and resources 
to ensure upkeep. Home buying assistance programs can also 
help low income families secure a home that may not otherwise 
qualify through traditional lending sources. Promoting a home 
maintenance program for renters and landlords and home buying 
assistance to local tenants in all three neighborhoods can help 
retain and restore housing quality and increase neighborhood 
stability, pride and ownership.

3.	 Commit to safety and stewardship
Opportunity to collaborate between community and police to 
expand neighborhood watch programs and increase community 
policing, such as foot and bike patrol around hot spots to reduce 
crime. Improve lighting. Provide trash receptacles in the parks and 
public spaces and host trash cleanup days.

4.	 Sponsor a catalyst mixed-use project 
Identify an underutilized site for a catalyst public-private project 
that combines investment in civic space, workforce housing, 
neighborhood services and streetscape improvements.

5. 	 Increase Affordable Housing Options
Include more affordable housing options for workforce, senior and 
family housing. Identify under-utilized areas for increased density  
to support local retail and commercial areas.

IMPLEMENTATION 
Potential Partners and Resources
•	 Sustainability Plan Action Team (SPAT) (county led)
•	 Neighborhood Associations
•	 NeighborWorks/FINCAP support
•	 Opportunity Zone
•	 Current and proposed historic building assessments
•	 Local Elementary Schools
•	 Southern Colorado Renter’s Association
•	 Catholic Charities
•	 POSADA
•	 Pueblo Community Health Center
•	 NAMI/mental health support
•	 Pueblo Garden Heroes
•	 Pueblo Regional Building Department

Left: example of existing small lot infill development. 
Right: examples of small homes with near-zero setbacks to neighboring 
homes. 

 

INTEGRATED 
INVESTMENT
Mixing funding sources, investing in a commons and 
leveraging local neighborhood talent and creativity!

Reimagining the Civic Commons is a collaboration of national 
foundations and local partners advancing a vision for renewed 
and connected urban public places that respond to community 
needs by integrating public and private investment with the 
following principles:
•	 Recognizes the intrinsic value of existing buildings, assets, 

neighborhoods and people that others disregard.
•	 Brings people of all backgrounds back into public life, 

reconnecting communities to civic assets where trust can be 
formed.

•	 Generates stewards and advocates for the assets that shift 
the behavior of citizens from consumers to producers.

•	 Provides the best quality for all and can compete with 
alternatives in the private market.

•	 Welcomes everyone and creates opportunities for shared 
experience among people of all incomes and backgrounds.

•	 Increases access to nature for residents and invites visitorship 
via walking, biking or transit.

•	 Provides ecological benefits to the surrounding 
neighborhood.

•	 To create tax revenue to support the assets in a way that 
serves longtime residents.

Detroit’s Reimagining the Civic Commons integrates public 
and private investments to develop an integrated heart of the 
community with the following amenities: 
•	 community park 
•	 commercial corridor 
•	 residential neighborhood 
•	 greenway 
•	 updated streetscapes

Since Reimagining the Civic Commons launched in 2016, Detroit 
has created robust, multi-sector partnerships and “braided” 
together philanthropic, private and public dollars to create a 
replicable model of community revitalization. Anchoring this 
model are the interwoven investments. 

Top: Aerial Image of Ella Fitzgerald Park. Source: City of Detroit | Reimagining the 
Civic Commons. 
Bottom: Ella Fitzgerald Park. Source: Bree Gant | Reimagining the Civic Commons
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VIBRANT COMMERCIAL 
CURRENT CONDITIONS 
Many family-owned businesses add cultural vitality throughout 
the neighborhoods. However, there are many underutilized 
properties in the designated commercial zones. Once the “main 
street” of the neighborhood, Northern Avenue retains some of 
the historic buildings which could be retained and supported 
with infill development. Northern Avenue supports extremely 
high traffic volumes which can be an asset for commercial 
visibility if the traffic is buffered with landscaping and pedestrian 
safety features. The community would like to attract a grocery 
store and entertainment destinations, such as a brewery, to 
activate the commercial areas. The community also envisions 
an event calendar and walking tour map to attract visitors and 
support local businesses. 

GOALS
•	 Promote locally-owned businesses.
•	 Support business retention.
•	 Re-invest in the Northern corridor (art, culture, food).
•	 Develop a food co-op or grocery store.
•	 Partner with anchor institutions to support local business 

and jobs.
•	 Develop a business association for the three 

neighborhoods.

STRATEGIES
1.	 Support Commercial Infill & Adaptive Reuse 
Identify funding and address code barriers for adaptive reuse 
and improvement of existing buildings. Create sense of place 
(such as a Bessemer Village District along Northern Avenue) with signage, landscape and 
pedestrian safety features. Identify convenient parking that maintains building facades along 
street frontage.

2.	 Develop Destination Programming
Invest in local businesses by marketing a local restaurant district that celebrates local eateries 
and multicultural cuisine by creating a walking tour map of neighborhood restaurants and 
pubs. Create an event plan to promote a city-wide or regional destination such as taste-of-the-
neighborhood events, concerts in the park, food trucks and farmers markets in Bessemer Park. 

3.	 Attract Neighborhood Commercial Anchors 
Attract and support anchor stores that provide neighborhood services such as a grocery store. 
Locating a brewery or regional recreational facility (climbing gym, indoor rec center) or other 
entertainment will bring new energy and dollars into the commercial zone.  

IMPLEMENTATION
Potential Partners and Resources	
•	 Public Land Bank 
•	 Business Improvement District 
•	 Colorado Trust 
•	 Southern Colorado Economic Development District
•	 Packard Foundation of Colorado (Packard from Pueblo) 
•	 Community Development Block Grant (CDBG) funds 
•	 City’s 1/2% tax to attract jobs 
•	 Pueblo Conservancy District 
•	 Pueblo Urban Renewal Authority (PURA)
•	 Opportunity Zone
•	 Short-term property tax or utility reductions  

Recommendations for the four commercial areas are provided on the following pages. 

Existing Local Restaurants and Pubs. 
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Commercial anchor strategies illustrate how anchor stores can be integrated 
within the existing fabric. The bottom image shows how a midblock walkway 
can provide additional outdoor gathering areas and connect to parking 
located behind the buildings. Actual redevelopment will need to respond to 
specific building conditions and property owner goals.

Guiding Principles of the Colorado Main 
Street Program

•	 Plan beyond one project to a series of initiatives.
•	 Small projects make a big difference and demonstrate that 

“things are happening.” 
•	 Only local leadership can initiate long-term success. 
•	 Enlist the expertise of both the public and private sector. 
•	 Leverage unique local assets.
•	 Ensure quality in design and programming. 
•	 Shift public perceptions and practices. 
•	 Plan frequent, visible changes including small but 

dramatic improvements. 

Colorado Main Street Program: https://drive.google.com/file/d/
1ScQdvdabUarCiI5LaozAF8oVK55HWXOk/view

Northern Avenue

Attract and support anchor stores that provide neighborhood services (grocery) and a destination (brewery or theatre). Identify funding 
and address code barriers for adaptive reuse and improvement of existing buildings. Create sense of place (Bessemer Village) with signage, 
landscape, and pedestrian safety and traffic speed reduction features. Identify convenient parking that maintains building facades along 
street frontage. Invest in local businesses by marketing a local restaurant district that celebrates local eateries and multicultural cuisine by 
creating a walking tour map of neighborhood restaurants and pubs. Create an event plan that promotes a city-wide or regional destination 
such as taste-of-the-neighborhood events, concerts in the park, food trucks and farmers markets in Bessemer Park. 

A

Commercial Area

Existing Businesses

Local Restaurants and Pubs

Potential Greenway 

On-Street Greenway Connection

Commercial Corridor

Residential Corridor

Northern Avenue. 

Reuse Anchor Rebuild Walk Gather/Green
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VIBRANT COMMERCIAL 

Evans/Abriendo 

Evans currently has a number of viable local businesses that can be supported 
and complimented with infill development. Both Evans and Abriendo have 
good visibility and access from the highway that could be ideal for a mixed-
use neighborhood service development (grocery, pet store, pharmacy) or a 
regional civic use, such as an indoor recreation center.

Sante Fe Drive along Eilers 
Neighborhood 

With views and access to the river, Sante Fe 
Drive offers an opportunity for mixed-use 
infill development providing live, work and 
play options. This important crossroads with 
high visibility could support an incubator hub, 
entertainment and outdoor recreation businesses 
to leverage access to I-25, Downtown and the 
River Trail. Consider adding a boat launch or other 
river access amenities. 

Commercial areas may be adjusted based 
on potential I-25 realignment. For example, 
the proposed highway interchange at 

Sante Fe Drive may limit development in this area 
while a new commercial area may be created west 
as Sante Fe Drive extends to Abriendo.  

B

C

Smart Growth and Economic Success: Investing in Infill Development

As part of a four-part series on economic development for small towns, EPA developed this guidance on investing in infill 
development. The framework outlines how to overcome infill barriers including land assembly, environmental contamination, capital 
costs, financing and the regulatory approval process. The guidance also includes strategies to increase demand for residential and 
office infill development and describes the economic benefits of infill development including lower infrastructure costs and greater 
economic returns.

Source: https://www.epa.gov/sites/production/files/2014-06/documents/developer-infill-paper-508b.pdf

An example from Berkeley, CA of adding a new building 
(infill development) within an existing commercial corridor 
that provides a new neighborhood commercial anchor while 
preserving the “main street” character.  

A new recreation center could provide a 
community amenity and fill a gap created 
when YMCA relocated. 

Commercial Area 	     Existing Businesses

Commercial Area 	     Existing Businesses		 I-25 Realignment
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Sante Fe Avenue along Grove 
Neighborhood 

Once flooded and isolated by the rail lines, a new 
riverfront trail is being planned that will connect Grove 
to Downtown and Runyon Park. This quiet neighborhood 
boasts an eclectic collection of businesses along 
Sante Fe Avenue including industrial, commercial, 
pubs and eateries.  Consider infill mixed-use zoning to 
support incubator hubs, live-work areas and local light 
manufacturing.

D VALUE CAPTURE IN 
REVITALIZATION 
INVESTMENTS

Reimagining the Civic Commons developed a toolkit of 
community investment strategies that capture value that can be 
reinvested back into the community in a manner that benefits 
local residents. 

“The Value Capture in the Commons toolkit serves as a resource 
for neighborhoods, municipalities, non-profits, and philanthropic 
organizations grappling with how to sustain operations, reinvest 
in communities, and ensure equitable access for all through 
investment in the civic commons.”

Strategies highlighted in the toolkit include:
• Special District Assessments - apply an additional tax on

properties within a defined geographic area in order to fund
a specific public improvement project.

• Tax Increment Financing - a tool municipalities use to spur
development in economically distressed or underdeveloped
areas.

• Land Control - through a mission-based community
development organization (CDO) that can acquire and
maintain ownership of land can be used as a tool to advance
community objectives, such as ensuring long-term housing
affordability, providing affordable retail or office space for
local businesses, and programming and maintaining civic
spaces

• Sale or Lease of Public Land - Cities can capture value by
ceding control of public land to private developers through
a ground lease or outright sale, with the condition that civic
space be integrated into the development plan, along with
other community benefits.

• Land Value Taxation – provides a disincentive for vacant lot
holders by structuring the tax so that all or a large portion
of the property tax applies only to the value of the land, not
the improvements.

Source: http://civiccommons.us/app/uploads/2018/11/Final_
RCC_Value-Capture_Updated-Oct-2018_Pages.pdf

Example of planter and kiosk in downtown Pueblo 
that could be expanded into Bessemer commercial 
areas. 

Map Sources
Maps in this document are included for planning purposes only and include data 
provided by City of Pueblo and Pueblo County. The City of Pueblo, Colorado 
does not guarantee nor provide any warranty, expressed or implied, as to the 
representative completeness or accuracy of maps and data provided herein.

Image Sources
This document contains copyrighted images for use in this publication only on 
pages 4, 5, 7 and 10. This document also contains Adobe Stock images not for 
use elsewhere without license. 
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MOVING FROM PLAN TO ACTION 

STRATEGY/PROJECT 
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TIME 

(years) 

POTENTIAL 

LEADER 

POTENTIAL 

PARTNERS 

POTENTIAL 

FUNDING 

Improve Streetscapes City Capital Project CDOT City Capital 
√ √ √ 5 

Manager Improvement Plan 

Create Greenway Connector Trail 
√ √ 10 

City Parks & Rec City Planning, Health, 

PACE 

GOCO 

Designate Heritage Trail with Signage Pueblo Historic Historic Education State Historical Fund, 

√ √ √ 5 Preservation Committee, History CLG grant 

Commission Network 

Invest in Culture and Community Spaces 

(plaza, rec center) 
√ √ 5 

City Parks & Rec City Planning, 

Steelworks, EVRAZ 

City Capital 

Improvement Plan 

Adopt Small Lot Infll Housing Zoning City Planning Pueblo Realtors N/A
√ 5 

Association 

Increase Home Buying and Improvement 
√ 3 

Private developers City Housing, 

NeighborWorks, SOCO 

Private, HUD, CHFA, 

CDBG 

Commit to Safety and Stewardship Neighborhood Watch City Police, City Parks, 
√ 3 

Health 

Sponsor a Catalyst Mixed-use Project 
√ √ 10 

Pueblo Urban 

Renewal Authority 

City Planning, County 

EcoDev, SKIL, SCED 

Tax Increment 

Financing 

Increase Afordable Housing Options City Housing Private developers Private, HUD, 
√ √ 10 

Opportunity Zone 

Support Commercial Infll & Adaptive 

Reuse √ 5 

City Planning Chambers of 

Commerce, Pueblo 

Downtown Association 

City Capital 

Improvement Plan 

Develop Destination Programming Pueblo Downtown Chambers of Business
√ √ √ 3 

Association Commerce Improvement District 

Attract Neighborhood Commercial 

Anchors 
√ √ √ 5 

PEDCO Chambers of 

Commerce, Realtors 

Half cent tax 

POTENTIAL IMPLEMENTATION PHASING AND PARTNERS 
The table below outlines potential phasing and partners for each strategy. The CSRP team can build on this framework to coordinate 

among partners, secure funding and track progress. 
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Development • Pueblo County Economic Development • Colorado Department of Transportation

• Colorado Smelter Community Advisory Division • U.S. Department of Housing and Urban

Group • Pueblo Department of Public Health & Development

• Eilers Heights/Bojon Town Residents Environment • U.S. Environmental Protection Agency

• Grove Neighborhood Residents

• Historic Arkansas Riverwalk of Pueblo Elected Ofcials U.S. EPA Region 8 Contact Information 

(HARP) Authority • Pueblo County Commissioner Fran Costanzi, Superfund Redevelopment 

• Neighborhood Watch • Pueblo City Council Initiative Coordinator 

• Neighborworks • U.S. Senator Gardner’s Ofce P: 303-312-6571 or 800-227-8917 ext. 312-

• Pueblo Cathedral Church/Pueblo Diocese • U.S. Representative Tipton’s Ofce 6571 and E: costanzi.frances@epa.gov 

• Pueblo Chamber of Commerce
Local Businesses 

• Pueblo Community Health Center Jennifer Harrison, Superfund Redevelopment 
• Comcast/Xfnity Community Liaison 
• International Engineering P: 303-312-6813 or 800-227-8917 ext. 312-
• Local Business Owners 6813 and E: harrison.jennifer@epa.gov 
• REMAX Pueblo West
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