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1.0 
OBJECTIVE  
 
The purpose of this Study is to identify blighted conditions in certain defined 
areas of the City so that the Northglenn Urban Renewal Authority (NURA) and 
Northglenn City Council can determine if the defined area, taken as a whole, 
meets the State definition of blight.      
 
C.R.S. Section 31-25-103(2) as amended, defines “blighted area” as follows: 
 
“ . . . an area that in its present condition and use and, by reason of the 
presence of at least four of the following factors, 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: 
 

(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 

nonmarketable; 
 

(h) The 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; or 

 
(k) The 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. 
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If there is no objection by the 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 is found to contain any one of the factors listed above, and 
which 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.  
 
 
 



104th and Huron St. – Huron Center 
Blight Study 

                                                                                                                                                                        
Page 5 of 38                                                                                                             
  

2.0 
SURVEY AREA  
 
The survey area is defined as the Huron Center of the City of Northglenn, as 
described below and as shown in Figure 1.  This shopping center includes a 
grocery store that was formerly occupied by Albertson’s.  It also includes a 
variety of in-line retail and four pad site buildings. 
 
This area is located on the south side of 104th Avenue between Huron Street 
and Croke Drive.   The shopping center is bounded on the south by the 
property line that it shares with the Riviera Apartments.  The survey area also 
includes the right-of-way along 104th Ave. between Zuni Street and Huron 
Street.  Additionally, it also includes the right-of-way along Huron Street 
between  104th Ave. and the City of Northglenn Boundary between 97th Ave. 
and 96th Ave.  The maps on the following two pages show the proposed 
addition to the Northglenn Urban Renewal Authority’s designated area, as well 
as the existing boundaries of NURA. 
 
The legal description of the proposed addition to the Northglenn Urban 
Renewal area is as follows: 
 

Lots 1 2, 3, and 4, Amended Plat of a Portion of Block 34, Heftler 
Homes-Hillcrest Sixth Filing; 
 
Lot 5, Block 34, Minor Subdivision of a Portion of Block 34, Heftler 
Homes-Hillcrest Sixth Filing; 
 
A parcel of land described as: beginning at the northeast corner of 
Heftler Homes- Hillcrest Sixth Filing, thence west 200 ft; thence south 
200 ft.; thence east 200 feet; thence north 200 ft. to the point of 
beginning. 
 
The above parcels located in the Northeast 1/4 of Section 16, Township 
2 South, Range 68 West, of the 6th Principal Meridian, County of 
Adams, State of Colorado. 
 
Together with all of the street right-of-way for 104th Avenue from the 
west right-of-way line of Huron Street to the west city limits of the City of 
Northglenn; and 
 
All of the street right-of-way for Huron Street from the south right-of-way 
line of 104th Avenue to the south city limits of the City of Northglenn.  
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The proposed addition would connect with the existing NURA area at the 
intersection of Huron Street and 104th Ave.  The graphic below shows the 
existing NURA areas throughout the City, as well as the proposed addition. 
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3.0 
AREA BACKGROUND 
 
Construction of the Huron Center started in 1977 and was completed in 1978.  
The land was undeveloped and vacant before construction of the center.  At its 
peak, the shopping center included an Albertson’s grocery store, a Rite Aid 
drugstore, a Blockbuster video, a regional bank, several restaurants, and a 
wide variety of retail tenants in the in-line spaces. 
 
Albertson’s operated at this location until 2006 when it closed a large number 
of stores in Colorado and throughout the Rocky Mountain region.  The adjacent 
Rite Aid store remained open until January 2008 when it, too, closed its doors.   
The anchor space has been vacant since the close of these two stores, despite 
Albertson’s efforts to sublease to another tenant. 
 
The Huron Center currently has two main landowners.  Kin Properties, located 
in Boca Raton, Florida, owns the anchor space where Albertson’s and Rite Aid 
once operated.  The Miller Family Limited Partnership, located in Stony Brook, 
New York, owns the in-line retail on both sides of the former Albertson’s space, 
as well as the parcels where Quizno’s and Sconie’s are located.  The other two 
parcels in the Huron Center are separately owned.   A table and map of the 
ownership of the Huron Center is included in this report as Appendix A. 
 
 
4.0  
METHODOLOGY 
 
4.1. Field Survey.  A field survey was conducted on foot between August 1 

and October 1, 2008 by a four-person field survey team consisting of 
Pat Breitenstein, Travis Reynolds, Kristin Sullivan, and Shannon Turk.  
Blight factors, if any, were noted for the shopping center and street 
right-of-way.  Digital photographs were taken to document any blight 
factors that were visually evident. 

 
No attempt was made to enter any privately owned structures nor was 
any attempt made to enter onto private property into secured or 
screened areas.   Survey of private property was made in areas readily 
visible from public rights-of-way or accessible by the public without 
restriction.  
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4.2. Interviews.  Interviews were conducted with City staff members and 

various government agency experts including: 
 

a. Jim Hayes, Director of Planning and Development, City of 
Northglenn 

b. Kurt Kowar, P.E., Logistics Center Manager, City of Northglenn 
c. Joliette Woodson, Civil Engineer I/Traffic Engineer, City of 

Northglenn 
d. Rick Davis, Chief Building Official, City of Northglenn 
e. Bill Volz, Electrical & Building Inspector, City of Northglenn 
f. Renae Lehr, Northglenn Police Department 
g. Jennifer Wing, Neighborhood Services Supervisor 
h. Gary Mote, North Metro Fire Department 
i. Debbie Staub, Revenue Supervisor 

 
 

4.3. Data Collection and Analysis.  Both traffic accident history and crime 
statistics were gathered for this area.  FEMA Flood Insurance Rate 
Maps applicable to the area, sales tax data, and traffic counts were 
reviewed.   

  
5.0     
SURVEY FINDINGS 
 
Numerous factors of blight were found to exist in the survey area.  The study 
findings are presented in the following sections, 5.1 through 5.11.  The factors 
are grouped according to the blight factors as defined by Colorado State 
Statutes. 
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5.1 
SLUM, DETERIORATED OR DETERIORATING STRUCTURES  
 
The following photographs show deteriorated or deteriorating structures:  
 
 
 
 
 
 
 
   
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Cracked Wall of Anchor Building Broken Handrail 

Broken & Rusting Stairs Alleyway of Inline Space 
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Broken Concrete  Blood on Sidewalk 

Broken & Rusting Trash Chute Broken & Rusting Trash Chute 
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5.2     
PREDOMINANCE OF DEFECTIVE OR INADEQUATE STREET LAYOUT 
 
Defective or inadequate street layout.  Includes inadequate capacity for current 
traffic volumes, unsafe intersections and pedestrian crossings, hazardous 
driveway access and general construction not to current standards. 
 
 
104th AVE. LANE DESIGN 
 
Along 104th Ave. the number of lanes changes from four total lanes to six total 
lanes at the corner of Croke Dr. and 104th Ave.  The pictures below show the two 
different lane designs.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                                                                 
 
The Adams County Transportation Plan calls for 104th Ave. to be extended to six 
total lanes by 2020.  This recommendation is based on 2020 traffic forecasts and 
the capacities of the existing facilities.  As noted traffic portion of Section 5.4 (p. 
23) of this report, the intersection of Huron St. and 104th Ave. has one the highest 
numbers of accidents of all intersections in the city according to data collected by 
the City of Northglenn Police Department. 
 
 

104th West of Croke Dr. 104th Between Croke Dr. and Huron St. 
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In a report prepared for Council in 2006, Capital Improvement staff recommended 
that this section of 104th Ave be extended to six total lanes.  This section of the 
report is included below. 
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104TH AVE MEDIAN IMPROVEMENTS 
 
In the same report prepared for Council in 2006, staff identified the need for 
median improvements to 104th Ave. west of Huron.  In part of this section of the 
street, a median has been installed, but never landscaped, as shown in the 
photos on the following page. 
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104TH AVENUE MEDIAN IMPROVEMENTS (CONT.) 
 
 

 
 
 
 
 
 
 
 
 
 
 

104th from Zuni St. to Croke St. 
No Raised Median 

104th from Croke St. to Huron St. 
Unlandscaped Median 

104th from 104th Ave. to I-25. 
Complete Median 
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5.3 
FAULTY LOT IN RELATION TO SIZE, ADEQUACY, ACCESSIBILITY, OR 
USEFULNESS 
  

 
The following scanned images of  the subdivision plat show lots which are 
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. 
 
 
 

 
 
 
The Bank of the West lot on the northeast corner of the shopping center has 
never been legally subdivided according to the City of Northglenn subdivision 
regulations.  As shown in the subdivision plat, the lot was not included in the 
original subdivision.  Unlike the other excepted lot on the northwest corner, this lot 
never went through the subdivision process. 
 
Chapter 12 of the Northglenn Municipal Code outlines the City’s subdivision 
regulations, and the applicable section is included below for reference: 
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Article 1, General Provisions 
Section 12-1-3. Application of Regulations.                  
     
 (a) Whoever divides, or participates in the division of a lot, tract, 
or parcel of land into two or more lots, plats, sites or other divisions of land 
for the purpose, whether immediate or future, of sale or building 
development, whether residential, industrial, office, business or other use, 
shall make the transaction subject to the provisions of this chapter and a 
plat therefore must be submitted to and accepted by the City of Northglenn 
according to the terms as herein set forth.                     
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5.4 
UNSANITARY OR UNSAFE CONDITIONS 
 
Unsanitary or unsafe conditions depicted below include evidence of crime and 
criminal activities, trash, refuse and other debris improperly stored, illegally 
dumped or in such condition as to attract and harbor vermin; broken or 
inadequate public or private improvements which pose a threat of harm or injury; 
conditions which pose a threat to public health by spread of disease; and 
miscellaneous hazards and conditions.  
 
GRAFFITI: 
 
Graffiti, a criminal activity, was noted in many locations throughout the survey 
area.  It was particularly prevalent behind the shopping center on dumpsters and 
utility boxes.   
 
 

 
 
 
 
 

Prairie Dog Colonies: 
 
 
 
 

Graffiti on Trash Receptacle Graffiti on Dumpster 

Graffiti on Dumpster Graffiti on Utility Box 
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GRAFFITI (cont.): 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
TRASH AND DEBRIS: 

 
 
 
 
 
 
 

 
 
 
 
 
 

Graffiti on Utility Box 

Debris in Alleyway Broken Glass in Parking Lot 

Trash Along Sidewalk Trash & Debris Atop Fence Enclosure
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STANDING WATER: 
 

There were several areas of standing water observed in the parking lot of the 
study area.  Standing water presents a public health risk because it can serve as 
a breeding ground for mosquitoes.  This can lead to increased risk of exposure to 
West Nile Virus. 
 
Additionally, the roof drains along the south side of the shopping center release 
water only inches from the building foundation.  This can cause accelerated 
deterioration of the building. 

Standing Water in Main Parking Lot 

Roof Drain Emptying at Base of 
Building 

Makeshift Detention Pond 

Standing Water in Main Parking Lot 
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SAFETY HAZARDS: 
 
Several doorways have been modified along the back of the shopping center so 
that entry from the outside is difficult.  Many of these doors no longer have 
doorknobs that would allow them to be opened from the outside in case of 
emergency.  One had been permanently sealed off with cinder blocks where the 
door opening once was. 
 

Door Welded Closed 

Door Lacking Hardware Doorway Permanently 
Sealed 
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SAFETY HAZARDS (CONT.): 
 
In a large number of locations in the shopping center, there exposed wiring, 
abandoned electrical, stripped telephone wires, and examples of electrical work 
that is not up to the standards of the current applicable building code. 

Exposed Wiring 
Exposed & Stripped Utility 

Box 

Exposed Live Wire Cable Antennae Improperly 
Installed & Secured 
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SAFETY HAZARDS (CONT.): 
 

Exposed Electrical Wiring 

Electrical System Improperly Mounted to 
Rotting Plywood 

Exposed Electrical Box & Wiring 
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TRAFFIC: 
 
Based upon police reports of traffic accidents, the intersection of Huron Street 
and 104th Ave is one of the highest accident locations in the City.  The Police 
Department tracks accidents and their location as part of an ongoing evaluation 
and reporting system.  For the years 2003 - 2007, the 104th & Huron intersection 
tallies the highest number of non interstate intersection related accidents within 
the City.  In an ongoing attempt to reduce these accidents, the City has recently 
allocated resources to a special unit of the Police Support Services Division.  
Their aim is to implement infrastructure and enforcement programs to reduce the 
number of accidents at critical intersections throughout the community.  
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5.5 
DETERIORATION OF SITE OR OTHER IMPROVEMENTS 
 
The conditions depicted below include damage, deterioration of, or lack of 
maintenance of site improvements including parking lots and driveways; signs; 
building exteriors; damaged or dilapidated accessory buildings; and lack of 
adequate landscaping or inadequate landscape maintenance;  
 
 
 
 
 
 
 

Exterior Light w/ Bullet Hole 

Deteriorating Loading Dock 
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DETERIORATION OF SITE OR OTHER IMPROVEMENTS (Cont.)

"Alligator" Cracking in Parking Lot

Broken Curb Broken Curb 

Broken Curb & Gutter 
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5.6 
UNUSUAL TOPOGRAHY OR INADEQUATE PUBLIC IMPROVEMENTS OR 
UTILITIES: 
 
The conditions depicted below include unusual topography such as steep slopes 
and embankments, and or inadequate public improvements or utilities that 
includes any public owned improvement or utility which is damaged, inoperable, 
not built to current standards, or otherwise deficient or substandard. 
 
UNUSUAL TOPOGRAPHY: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Topographic Map Grade Separation 

Slope of Parking Lot Slope & Grade Separation 
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UTILITIES: 
 
In a report prepared for Council in 2006, staff identified a need for upgrading the 
storm sewer system at 103rd Ave. and Huron St.  The project description is 
included below. 
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5.7  
DEFECTIVE OR UNUSUAL CONDITIONS OF TITLE RENDERING THE TITLE 
NONMARKETABLE 
 
 
EXISTING LEASE 
 
Albertson’s currently holds a lease interest on the main vacant space in the 
shopping center.  Albertson’s continues to pay rent to the owner of the property.  
The marketing brochure for the property indicates that the lease term extends to 
12/31/2032.   
 

 
 

 

Term available 
through 2032 
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5.8 
EXISTENCE OF CONDITIONS THAT ENDANGER LIFE OR PROPERTY BY 
FIRE OR OTHER CAUSES 
 
 
COMBUSTIBLE MATERIALS 
There is a wooden shed that is less than two feet away from the main building on 
the south side of the shopping center.  This distance does not conform with the 
requirements set forth in the applicable International Building Code and Fire 
Code.  As a combustible material, it presents a clear fire hazard to the building. 
 
 
             
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
5.9 
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 
 
Inspection of buildings and structures for building code violations was beyond the 
scope of this study.   
 
5.10 
ENVIRONMENTAL CONTAMINATION OF BUILDINGS OR PROPERTY 
 
None known 

Non-Permitted Wooden Shed Inadequate Building 
Separation 
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5.11 
EXISTENCE OF HEALTHY, SAFETY, OR WELFARE FACTORS REQUIRING 
HIGH LEVELS OF MUNICIPAL SERVICES OR SUBSTANTIAL PHYSICAL 
UNDERUTILIZATION OR VACANCY OF SITES, BUILDINGS OR OTHER 
IMPROVEMENTS. 
 
VACANT SPACE  - In Line Retail 
 
The center has a large amount of vacant space, including much of the in-line 
retail on the west side of the anchor space.  During the course of the blight study, 
Fast Bucks closed its doors and vacated its space at 1004 W. 104th and Mail 
Master closed its doors on August 22nd.  Scudder Press has plans to close its 
location at the center at the end of September.  After Scudder Press leaves the 
center, the west building will have approximately 10,000 square feet of vacant 
space. 
 
        
 
 
 
 
 

 
 
 
 

Vacant In-line Space Vacant In-line Space 
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VACANT SPACE (Cont.): 

Vacant Tenant Spaces 

FastBucks Moving Signs Mail Master Moving Signs 
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VACANT SPACE  - Anchor Space 
 
The main anchor space where Albertson’s was previously located has been 
vacant since 2006.  The adjacent space where Rite Aid was located has been 
vacant since January 2008.  The size of these two vacant spaces is 57,661 
square feet.  Inside the space, one can easily observe exposed wiring in the floor 
were registers once stood. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Vacant Anchor Space 
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SALES TAX REVENUE 
  
Sales tax revenues for the Huron Center have declined over the last five years 
from approximately $469,000 in 2003 to $331,000 in 2007.  The graph below 
also shows the mid-year sales tax revenue for 2008, which represents the 
amounts collected through June.  However, the 2008 figure does not include 
businesses that file their returns at year end only.  The decline in revenue from 
2003-2007 represents a 30% decrease over five years. 
 

Huron Center Sales Tax Revenue

$0

$50,000

$100,000

$150,000

$200,000

$250,000

$300,000

$350,000

$400,000

$450,000

$500,000

2003 2004 2005 2006 2007 2008 Mid-
Year



104th and Huron St. – Huron Center 
Blight Study 

                                                                                                                                                                        
Page 35 of 38                                                                                                               
  

HIGH LEVELS OF MUNICIPAL SERVICES 
  
In March, April, and May 2008, the water use at the former Albertson’s store 
increased significantly.  Between March 17th and April 17th, there were over 
190,000 gallons of water consumed at this address.  Then between April 17th 
and May 19th, there were 196,000 gallons of water consumed. The utility billing 
department attempted to contact Albertson’s a number of times during these 
months.   On June 3, 2008, a contact with the owner got City staff in touch with 
the Risk Manager at Albertson’s who visited the site with City staff to remedy the 
issue. 
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The memo below from Debbie Staub, Revenue Supervisor in the Finance 
Department at the City of Northglenn, outlines the series of events and the 
associated staff time related to the excessive water use.
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6.0 
CONCLUSIONS 
 
Based on the observed and presented evidence and associated photographs, 
interviews, exhibits and reports included by reference it is our conclusion that the 
study area has significant examples of the conditions included in the legal 
definition of blight and does meet the criteria established in C.R.S. Section 31-
25-103(2) as amended and is a “blighted area.”  This report provides support for 
nine of the eleven criteria listed in the legal definition of blight. 

 
 
 
 
 

Submitted by Northglenn City Staff: 
 
 
 
 
 

________________________  __________________________ 
Patrick T. Breitenstein   Kristin A. Sullivan 
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Appendix A 
Inventory of Blight Study Area Parcels 

 
Property Name  Parcel ID 

Number 
Property Address Parcel Size

(Acres) 
Bank of the West 171916101015 10393 Huron Street 0.85 
In-Line Retail East 171916101029 970 W 104th Ave 2.81 
In-Line Retail West 171916101034 1020 W 104th Ave. 1.81 
Former Albertson’s 171916101033 1000 W 104th Ave. 5.37 
Quiznos and Sconies 171916101035 1030 & 1040 W 104th Ave 0.64 
Future Daz Bog  171916101036 1050 W 104th Ave. 0.77 
    
  TOTAL 12.25 
    
 


