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15 May 2015 

Ms. Debbie Tuttle 
Executive Director  
Northglenn Urban Renewal Authority 
11701 Community Center Drive 
Northglenn, Colorado 80233 

RE: Opinion Letter Regarding Presence of Blighting Conditions within the Existing Huron 
Shopping Center Area 

Dear Ms. Tuttle: 

During the latter part of April 2015 and early part of May 2015, representatives of 

Ricker|Cunningham, Urban Economists and Community Strategists (RC), completed an 

analysis of conditions within a defined area, including the Huron Shopping Center Area and 

adjacent rights-of-way (herein referred to as the Study Area or Area).  As we understand the 

situation, a similar analysis was completed in 2008 and its findings accepted by the 

Northglenn City Council in September 2008.  The purpose of this letter is to determine 

whether, and to what extent, conditions identified in that report continue to represent 

factors contributing to “blight” as defined in the Colorado Urban Renewal Law, Colo. Rev. 

Stat. § 31-25-101 (the Statute).  Further, this assignment determined that the requisite 

number of factors as per the Statute exist in the Study Area such that the City of Northglenn 

City Council (City Council) may restate their determination of blight as defined in the law.    

Study Area 

The Study Area is comprised of 6 parcels, along with 104th Avenue and Huron Street, the 

latter of which are rights-of-way located adjacent to the Area's northern and eastern 

borders.  The parcels range in size from approximately a half acre to 5.5 acres, and onsite 

building improvements from 2,990 to 57,744 square feet.  There are 4 property owners, 

including the Authority which purchased the former Albertson's store property.   

Methodology 

The methodology employed to complete the study described herein involved: review of 

primary and secondary data sources including the Environmental Protection Agency (EPA) 

and Federal Emergency Management Administration (FEMA), an investigation of parcels 

within the Study Area and specifically those areas visible from public rights-of-way, and 

discussions with representatives of select departments of the City of Northglenn (the City). 
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Findings 

2015 Opinion Letter 

It is the conclusion of this work that adverse conditions are present and sufficient (in 

number) to meet criteria established in the Statute. Specifically, 11 of the 11 eligible factors 

presented in bold text below and defined in the Statute were found to be present to an 

extent that could "substantially impair or arrest the sound growth of the municipality." All 

11 blighting factors were considered severe or such that they "constitute an economic or 

social liability."   

(a) Slum, deteriorated, or deteriorating structures; 

(b) Predominance of defective or inadequate street layout; 

(c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness; 

(d) Unsanitary or unsafe conditions; 

(e) Deterioration of site or other improvements; 

(f) Unusual topography or inadequate public improvements or utilities; 

(g) Defective or unusual conditions of title rendering the title non-marketable; 

(h) Existence of conditions that endanger life or property by fire or other causes; 

(i) Buildings that are unsafe or unhealthy for persons to live or work in because 

of building code violations, dilapidation, deterioration, defective design, 

physical construction, or faulty or inadequate facilities; 

(j) Environmental contamination of buildings or property; 

(k.5) Existence of health, safety, or welfare factors requiring high levels of 

municipal services or substantial physical underutilization or vacancy of sites, 

buildings, or other improvements; 

(l) If there is no objection of such property owner or owners and the tenant or 

tenants of such owner or owners, if any, to the inclusion of such property in an 

urban renewal area, “blighted area” also means an area that, in its present 

condition and use and, by reason of the presence of any one of the factors 

specified in paragraphs (a) to (k.5) of this subsection (2), substantially impairs 

or arrests the sound growth of the municipality, retards the provision of 

housing accommodations, or constitutes an economic or social liability, and is a 

menace to the public health, safety, morals or welfare.  For purposes of this 

paragraph (1), the fact that an owner of an interest in such property does not 



3 

object to the inclusion of such property in the urban renewal area does not 

mean that the owner has waived any rights of such owner in connection with 

laws governing condemnation.   

Conditions contributing to the presence of these factors are described as follows.  

(a) Slum, deteriorated, or deteriorating structures – presence of cracked facade / 

walls, broken and rusting stairs, broken concrete, broken and rusting trash 

chute; 

(b) Predominance of defective or inadequate street layout -- deteriorating parking 

lot is cracked and rife with potholes and lacks appropriate striping making 

movement confusing; and, Huron Street and 104th Avenue has an accident 

frequency rate that is among the highest in the city; 

(c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness -- 

among the six properties which comprise the improved portion of the Study 

Area, the majority are irregular in size and shape, limiting their usefulness  and 

making access to public streets inadequate; 

(d) Unsanitary or unsafe conditions – presence of graffiti, trash and debris; and, 

frequent occurrence of traffic incidents (as noted above); 

(e) Deterioration of site or other improvements -- deteriorating loading dock and 

signage, broken curb and cracking parking lot surface; lack of landscaping; 

presence of trash and debris; and, poorly maintained; 

(f) Unusual topography or inadequate public improvements or utilities – presence 

of overhead utilities; and, inadequate sidewalk width along west side of Huron 

Street; and 

(g) Defective or unusual conditions of title rendering the title non-marketable – 

presence of a Declaration of Restrictions, Grant of Easements, and 

Maintenance Agreement, dated April 12, 1977, and “running with the land for 

75 years (2052), and binding upon and inure to the benefit of each parcel of the 

Shopping Center and upon the Parties” restricting use of the properties “in the 

Shopping Center” to only those for “general commercial purposes and only 

mercantile, business and professional establishments and related facilities.” 

The Agreement further states, “No part of the Shopping Center other than 

Parcel 3 shall be used as a supermarket (“supermarket” as used herein is 

defined as any store or department containing at least 5,000 square feet of 

floor area, including aisle space and storage, primarily devoted to the retail 

sale of food or off-premises consumption), nor a bakery, nor a delicatessen, nor 
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for the sale of fresh or frozen meat, fish, poultry or produce for off-premises 

consumption.” Additional use limits include bars, motor vehicle sales, and 

others.  It also limits uses within 135’ of the Center including restaurants, 

professional offices, training facilities, entertainment facilities, banks and 

others; and, references the presence of utility easements and explains that they 

are perpetual;  

(h) Existence of conditions that endanger life or property by fire or other causes – 

presence of environmental contamination as noted in the context of factor j 

below; 

(i) Buildings that are unsafe or unhealthy for persons to live or work in because of 

building code violations, dilapidation, deterioration, defective design, physical 

construction, or faulty or inadequate facilities -- presence of environmental 

contamination as noted in the context of factor j below; 

(j) Environmental contamination of buildings or property --  presence of 

environmentally contaminating substances as reported in a November 16, 

2011 Phase II Subsurface Investigation Report by APEX, a Phoenix, Arizona-

based firm, resulting from operations associated with a former tenant, the 

Camelot Cleaners.  Specific findings included “elevated PCE 

(Tetrachloroethylene) concentrations above the EPA (Environmental Protection 

Agency) Generic SL (Screening Level), impacting the sub-slab soil gas to an 

extent that it could pose unacceptable health and safety risks to tenants or 

occupants; as well as, elevated VOCs (Volatile Organic Compounds) in the 

indoor air; and, both requiring remediation prior to occupancy;” and  

(k.5) Existence of health, safety, or welfare factors requiring high levels of municipal 

services or substantial physical underutilization or vacancy of sites, buildings, 

or other improvements -- vacant in-line and anchor space; and, a high 

incidence of traffic accidents resulting in a disproportionate use of municipal 

services. 

2008 Conditions Survey 

According to the Huron Shopping Center Conditions Survey, September 2008, nine of the 11 

eligible factors presented in bold text below and defined in the Statute were found to be 

present to an extent that could "substantially impair or arrest the sound growth of the 

municipality." Four of the nine blighting factors were considered severe or such that they 

"constitute an economic or social liability."   
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(a) Slum, deteriorated, or deteriorating structures; 

(b) Predominance of defective or inadequate street layout; 

(c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness; 

(d) Unsanitary or unsafe conditions; 

(e) Deterioration of site or other improvements; 

(f) Unusual topography or inadequate public improvements or utilities; 

(g) Defective or unusual conditions of title rendering the title non-marketable; 

(h) Existence of conditions that endanger life or property by fire or other causes; 

(i) Buildings that are unsafe or unhealthy for persons to live or work in because 

of building code violations, dilapidation, deterioration, defective design, 

physical construction, or faulty or inadequate facilities; 

(j) Environmental contamination of buildings or property; 

(k.5) Existence of health, safety, or welfare factors requiring high levels of 

municipal services or substantial physical underutilization or vacancy of 

sites, buildings, or other improvements; 

(l) If there is no objection of such property owner or owners and the tenant or 

tenants of such owner or owners, if any, to the inclusion of such property in an 

urban renewal area, “blighted area” also means an area that, in its present 

condition and use and, by reason of the presence of any one of the factors 

specified in paragraphs (a) to (k.5) of this subsection (2), substantially impairs 

or arrests the sound growth of the municipality, retards the provision of 

housing accommodations, or constitutes an economic or social liability, and is 

a menace to the public health, safety, morals or welfare.  For purposes of this 

paragraph (1), the fact that an owner of an interest in such property does not 

object to the inclusion of such property in the urban renewal area does not 

mean that the owner has waived any rights of such owner in connection with 

laws governing condemnation.   

Conditions contributing to the presence of these factors are described as follows.  

(a) Slum, deteriorated, or deteriorating structures -- cracked facade / walls, 

broken and rusting stairs, broken handrail, broken concrete, blood on 

sidewalk, broken and rusting trash chute; 

(b) Predominance of defective or inadequate street layout -- incomplete 
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expansion of roadway from four to six lanes based on 2020 traffic forecasts; 

Huron Street and 104th Avenue is one of the highest numbers of accidents of 

all intersections in the city; unimproved medians along 104th Avenue west of 

Huron Street;  

(c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness -- 

among the five properties which comprise the improved portion of the Study 

Area, all but one is irregular in shape limiting their utility, inadequate in size 

either in area or in one dimension, or have limited or inadequate access to 

public streets; 

(d) Unsanitary or unsafe conditions -- graffiti, trash and debris, standing water, 

illegal access and egress points, exposed wiring and improperly installed cable 

antennae; frequent occurrence of traffic incidents;  

(e) Deterioration of site or other improvements -- exterior light with bullet hole, 

deteriorating loading dock, broken curb, cracking parking lot surface; 

(f) Unusual topography or inadequate public improvements or utilities -- slope of 

parking lot, slope and grade separation; insufficient storm sewer 

infrastructure;  

(g) Defective or unusual conditions of title rendering the title non-marketable --

parcel #171916101015 located in the northeast quadrant of Huron Street and 

West 104th Avenue was never (as of 2008) never legally subdivided as 

required in Chapter 12 of the Northglenn Municipal Code which describes the 

City's subdivision regulations; Albertson's lease interest in anchor space; 

(h) Existence of conditions that endanger life or property by fire or other causes -- 

non-code-compliant shed located at the rear of the building, inadequate 

building separation; and 

(k.5) Existence of health, safety, or welfare factors requiring high levels of 

municipal services or substantial physical underutilization or vacancy of sites, 

buildings, or other improvements -- vacant in-line and anchor space; declining 

sales; disproportionate use of water. 

Comparative Summary of Findings 

The following Table No. 1 illustrates those factors found during the analysis that is the 

subject of this letter, as well as those found and reported on in the 2008 Conditions Survey. 

Note that factors identified in the 2008 report, but not this 2015 letter, may or may not be 

present.  The methodology used for the purpose of this assignment did not use every means 

possible to determine the absence or presence of all possible factors.  Rather, the only 
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factors identified were those which could be visibly observed or confirmed through one of 

the sources identified above in the context of the methodology discussion above.   

Table No. 1 

Comparative Summary of Factors Present in the Study Area 

May 2015 

Factors 2008 Survey Findings 2015 Findings 

(a)  Slum, deteriorated, or 

deteriorating structures 

X X 

(b)  Predominance of defective 

or inadequate street layout 

X X 

(c)   Faulty lot layout in relation 

to size, adequacy, 

accessibility, or usefulness 

X X 

(d)   Unsanitary or unsafe 

conditions 

X X 

(e)   Deterioration of site or 

other improvements 

X X 

(f)   Unusual topography or 

inadequate public 

improvements or utilities 

X X 

(g)   Defective or unusual 

conditions of title rendering 

the title non-marketable 

X X 

(h)   Existence of conditions that 

endanger life or property 

by fire or other causes 

X X 

(i)    Buildings that are unsafe or 

unhealthy for persons to 

live or work in because of 

building code violations, 

dilapidation, deterioration, 

defective design, physical 

construction, or faulty or 

inadequate facilities 

X 

(j)    Environmental 

contamination of buildings 

X 
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or property 

(k5) Existence of health, safety, 

or welfare factors requiring 

high levels of municipal 

services or substantial 

physical underutilization or 

vacancy of sites, buildings, 

or other improvements 

X X 

(l)    If there is no objection of 

such property owner or 

owners and the tenant or 

tenants of such owner or 

owners, if any, to the 

inclusion of such property 

in an urban renewal area ... 

Source:  City of Northglenn, Northglenn Urban Renewal Authority and Ricker|Cunningham. 

As explained in the Statute, it is not legally necessary for every factor to be present in order 

for it to be considered “blighted”.  In addition, a given factor need not be present on each 

and every parcel or building to be counted, rather, it only needs to be found somewhere in 

the area of study as a whole.  Should the City of Northglenn City Council (the City Council) 

elect to re-establish their finding of blight, it is the conclusion of this letter that they may 

precede with creation of an urban renewal plan area and the collection of Tax Increment 

Financing (TIF) within the Study Area.  

If you have any questions regarding this submittal or our approach, please contact either 

Anne Ricker or Bill Cunningham at 303.458.5800. We look forward to working with you.  

Sincerely, 

RickerΙCunningham 

Anne B. Ricker Bill J. Cunningham 
Principal Principal 



SPONSORED BY: MAYOR DOWNING 
 
COUNCILMAN'S RESOLUTION     RESOLUTION NO. 
 
 
No.     CR-81           

Series of 2015      Series of 2015 
 
A RESOLUTION CONFIRMING THAT THE PROPERTY COMMONLY KNOWN AS THE 
HURON CENTER IS BLIGHTED AS THAT TERM IS DEFINED AT C.R.S. § 31-25-
105.5(5)(a), AND AUTHORIZING THE NORTHGLENN URBAN RENEWAL AUTHORITY 
TO USE EMINENT DOMAIN TO ACQUIRE PROPERTY WITHIN THE HURON CENTER 
AND SUBSEQUENTLY TRANSFER IT TO A PRIVATE PARTY   
 

WHEREAS, on October 9, 2008, by the adoption of Resolution No. 08-139, the City 
Council found that the area commonly referred to as the Huron Center is blighted as that term is 
defined in C.R.S. 31-25-103(2) and C.R.S. § 31-25-105.5(a) (due to the presence of at least five 
(5) blight factors), and included the Huron Center within the boundaries of the Northglenn Urban 
Renewal Area; 
 

WHEREAS, a report dated May 15, 2015, which reviewed the condition of the Huron 
Center was presented to the City Council, which confirmed the continued existence of at least 
five (5) factors of blight on the Huron Center; 
 

WHEREAS, the Northglenn Urban Renewal Authority wishes to acquire parcels within 
the Huron Center as more particularly described in Exhibit A hereto (the “Property”) for the 
purpose of redevelopment; 
 

WHEREAS, a public hearing was held before the City Council of the City of Northglenn 
at City Hall Council Chambers at 11701 Community Center Drive, Northglenn, Colorado, 
80233, at 7:00 p.m. on June 8, 2015, regarding the current existence of blight on the Huron 
Center as that term is defined in C.R.S. § 31-25-105.5(5)(a), and regarding the acquisition of the 
Property by the Northglenn Urban Renewal Authority’s use of eminent domain and subsequent 
transfer of the Property to a private party; 
 

WHEREAS, at the public hearing, the City Council heard and received evidence 
supporting the findings set forth in this resolution and made the following findings:  (1) that the 
Property is located within a blighted area, as defined in C.R.S. § 31-25-105.5(5)(a); (2) that the 
project for which the Property is being acquired will commence within seven (7) years of the 
date the blight determination is made; and (3) that acquisition and redevelopment of all parcels 
that make up the Property is necessary to eliminate blight from the Huron Center and from the 
Northglenn Urban Renewal Area #1 as a whole; and 
 

WHEREAS, the City Council desires to authorize the Northglenn Urban Renewal 
Authority to use eminent domain to acquire the Property and to subsequently transfer it to a 
private party.   
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 BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF NORTHGLENN, 
COLORADO, THAT: 
 

Section 1. Based upon testimony and evidence presented to it at a duly noticed public 
hearing held on June 8, 2015, and after consideration of the factors identified in C.R.S. § 31-25-
103(2), and without regard to the economic performance of the Huron Center, the City Council 
finds and determines that at the time the Huron Center was added to the Northglenn Urban 
Renewal Plan in October of 2008 the Huron Center constituted a blighted area as that term is 
defined by C.R.S. § 31-25-105.5(5)(a), and that the Huron Center, in its present condition and 
use and, by reason of the presence of all of the following factors, substantially impairs or arrests 
the sound growth of the municipality, retards the provision of housing accommodations, 
constitutes an economic or social liability, and is a menace to the public health, safety, morals, or 
welfare:  

 
• Slum, deteriorated, or deteriorating structures 
• Predominance of defective or inadequate street layout  
• Faulty lot layout in relation to size, adequacy, accessibility, or usefulness 
• Unsanitary or unsafe conditions 
• Deterioration of site or other improvements 
• Unusual topography or inadequate public improvements or utilities 
• Defective or unusual conditions of title rendering the title non-marketable 
• Existence of conditions that endanger life or property by fire or other causes 
• Buildings that are unsafe or unhealthy for persons to live or work in because of 

building code violations, dilapidation, deterioration, defective design, physical 
construction, or faulty or inadequate facilities 

• Environmental contamination of buildings or property 
• Existence of health, safety, or welfare factors requiring high levels of municipal 

services or substantial physical underutilization of vacancy of sites, buildings, or 
other improvements 

 
The City Council expressly finds that eleven (11) of the blight factors listed in C.R.S. § 

31-25-103(2) exist on the Huron Center, and consequently the definition of a blighted area set 
forth in C.R.S. § 31-25-105.5(5)(a) is met.   
 

Section 2.   The Property is located within a blighted area, as required by C.R.S. § 31-
25-105.5(2)(a)(I). 
 

Section 3. The urban renewal project for which the Property may be acquired shall be 
commenced no later than seven (7) years from the date the blight determination is made, as 
required by C.R.S. § 31-25-105.5(2)(a)(I).   
 

Section 4. The Northglenn Urban Renewal Authority has invited proposals for 
redevelopment, as required by C.R.S. § 31-25-105.5(2)(a)(II). 
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Section 5. Redevelopment requires inclusion of all of the Property.  Specifically, the 
acquisition and redevelopment of all parcels that make up the Property is necessary to eliminate 
blight from the Huron Center and from the Northglenn Urban Renewal Area #1 as a whole. 
 

Section 6. To the extent necessary, the Northglenn Urban Renewal Authority has 
previously adopted relocation assistance and land acquisition policies consistent with C.R.S. § 
31-25-105.5(4)(a). 
 

Section 7. The City Council finds that all of the requirements set forth in C.R.S. § 
31-25-105.5(2) have been satisfied as it relates to the Property to be acquired. 
 

Section 8. The City Council further finds that the principal purpose of the use of the 
power of eminent domain in this circumstance is to facilitate redevelopment in order to eliminate 
or prevent the spread of physically blighted or slum areas within the meaning of C.R.S. § 31-25-
107(4.5). 
 

Section 9. For all of the reasons set forth herein, the City Council hereby authorizes 
the Northglenn Urban Renewal Authority to acquire the Property by eminent domain and to 
transfer the Property to a private party. 

 
DATED at Northglenn, Colorado, this     day of     , 2015. 

 
 
 

      
JOYCE DOWNING 
Mayor 

 
 
ATTEST: 
 
 
      
JOHANNA SMALL, CMC 
City Clerk 
 
 
APPROVED AS TO FORM: 
 
 
      
COREY Y. HOFFMANN 
City Attorney 
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   EXHIBIT A – LEGAL DESCRIPTIONS 
 
Parcel I - Street address: 900 through 998 West 104th Avenue, Northglenn, Colorado, and more particularly 
described as: 
 

Lot 4 and that portion of Lot 3, amended plat of a portion of Block 34 Heftler Homes-Hillcrest Sixth Filing, 
described as follows: 
 
Beginning at the Northeast corner of Section 16, Township 2 South, Range 68 West of the 6th p.m.; 
thence South along the centerline of Huron Street, a distance of 758.33 feet; 
Thence West a distance of 150.00 feet; 
thence along a curve to the right being tangent to the last described course, having a central angle of 4 degrees 
33 minutes 43 seconds and a radius of 2262.85 feet an arc distance of 180.17 feet to the True Point of 
Beginning; 
thence continuing along said curve, through a central angle of 0 degrees 07 minutes 37 seconds an arc distance 
of 5.01 feet; 
thence North a distance of 149.65 feet; 
thence North 89 degrees 46 minutes 40 seconds East a distance of 5.00 feet; 
thence South a distance of 150.07 feet to the True Point of Beginning; 
bearing used herein based on East line of Section 16, assumed true North and South, County of Adams, State 
of Colorado. 
 

Also known as Adams County Parcel ID#: 0171916101029  
 

Parcel II- Street address: 1004 through 1028 West 104th Avenue, Northglenn, Colorado, and more particularly 
described as: 
 

Lot 2, 
Amended plat of a portion of Block 34 Heftler Homes-Hillcrest Sixth Filing,  
Except that portion of said Lot 2 deeded to Albertson’s Inc., a Delaware corporation in deed recorded 
December 8, 1977, in Book 2196 at Page 394, County of Adams, State of Colorado. 
 

Also known as Adams County Parcel ID#: 0171916101034  
 

Parcel III - Street Address: 1030 and 1040 West 104th Avenue, Northglenn, Colorado, and more particularly 
described as: 
 

All of Lot 1 and that portion of Lot 3, amended plat of a portion of Block 34 Heftler Homes-Hillcrest Sixth 
Filing, described as follows: 
 
Beginning at the Northeast corner of Section 16, Township 2 South, Range 68 West of the 6th p.m.; 
thence South 89 degrees 46 minutes 40 seconds West along the North line of said Section 16, a distance of 
725.17 feet; 
thence South 00 degrees 13 minutes 20 seconds East a distance of 275.00 feet to the True Point of Beginning 
of the tract of land herein described; 
thence North 89 degrees 46 minutes 40 seconds East a distance of 140.00 feet; 
thence South 00 degrees 13 minutes 20 seconds East a distance of 1.00 feet;  
thence South 89 degrees 46 minutes 40 seconds West a distance of 140.00 feet to a point 175.00 feet easterly 
of the East right of way line of Croke Drive; 
thence North 00 degrees 13 minutes 20 seconds West a distance of 1.00 feet to the true point of beginning, 
Adams County, Colorado, bearing used herein based on East line of Section 16, assumed true North and South, 
County of Adams, State of Colorado. 
 

Also known as Adams County Parcel ID#: 0171916101035  
 

And including the following: 
 

Any easement rights as created in instrument recorded May 24, 1977 in Book 2144 at Page 957 and 
amendments recorded December 6, 1977 in Book 2195 at Page 391 and November 16, 1978 in Book 2293 at 
Page 858, County of Adams, State of Colorado. 
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