
 

 

 
South Thornton Area Conditions Survey 
Thornton, Colorado 
 
1 June 2021 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prepared for: 
 
City of Thornton City Council 
9500 Civic Center Drive 
Thornton, CO 80229 
 
303.538.7200  
www.thorntonco.gov  
 
Prepared by: 
 
Ricker Ι Cunningham 
9552 Middle Fork St 
Littleton, CO  80125 
 
303.458.5800 phone 
www.rickercunningham.com  

http://www.thorntonco.gov/
http://www.rickercunningham.com/


P a g e  | 1 

South Thornton Conditions Survey Update (6.1.2021) 
 

South Thornton Conditions Survey 
Table of Contents 
 
 
Section 1.0 Introduction 3 
 
Section  2.0 Survey Area Description  5 
 2.1 Future Land Uses 
 2.2 Policy Planning References 
 
Section  3:0 Definition of Blight 14 
 
Section  4.0 Study Methodology 16 
 4.1 Description of Statutory Factors 
 
Section  5.0 Summary of Findings 19 
 
Section  6.0 Conclusion 42 
 
Figures 
Figure 1:  Survey Area Boundary Map 4 
Figure 2:  Parcel Utilization Map 40 
 
Tables 
Table 1:  Taxing Entities with a Presence in the Survey Area 5 
Table 2:  South Thornton Survey Area’s Largest Parcels and Assemblages   6 
Table 3:  South Thornton Survey Area Characteristics     8  
Table 4:  Presence of Factor (a) – 2012 vs. 2021      20 
Table 5:  Traffic Accidents and Incidents      22 
Table 6:  Traffic Accidents and Incidents – City vs. South Thornton Survey Area 23 
Table 7:  Presence of Factor (b) - 2012 VS. 2021 23 
Table 8:  Presence of Factor (c) - 2012 VS. 2021 24 
Table 9: Structural and Other Fires by District      26 
Table 10: Fire-Related Incidents  27 
Table 11: Criminal Incidents by Type – City vs. South Thornton Survey Area 28 
Table 12: Criminal Incidents by Type and Year 30 
 



P a g e  | 2 

South Thornton Conditions Survey Update (6.1.2021) 
 

South Thornton Conditions Survey 
Table of Contents (cont’d) 
 
Table 13: Presence of Factor (d) – 2012 vs. 2021 32 
Table 14: Presence of Factor (e) – 2012 vs. 2021 33 
Table 15: Presence of Factor (f) – 2012 vs. 2021 35 
Table 16: Presence of Factor (g) – 2012 vs. 2021 35 
Table 17: Presence of Factor (h) – 2012 vs. 2021 36 
Table 18: Presence of Factor (i) – 2012 vs. 2021 36 
Table 19: Presence of Factor (j) – 2012 vs. 2021 38 
Table 20: Presence of Factor (k5) – 2012 vs. 2021 39 
Table 21: Presence of Statutory Factors 2012 vs. 2021 – South District 42 
Table 22: Presence of Statutory Factors 2012 vs. 2021 – Central District 43 
Table 22: Presence of Statutory Factors 2012 vs. 2021 – TSC District 43 
Table 22: Presence of Statutory Factors 2012 vs. 2021 – North District 44 
 
 
Appendix 
Appendix I: 2012 Conditions Survey Boundary Map 
Appendix II: 2021 Survey Photographic Inventory  
Appendix III: Thornton LLC, Thornton Shopping Center Notice of Code Violations 
  



P a g e  | 3 

South Thornton Conditions Survey Update (6.1.2021) 
 

South Thornton Conditions Survey Update 
City of Thornton, Colorado 
 
1.0  Introduction        
 

The following report, the South Thornton Conditions Survey Update (herein 
referred to as the “Survey”), was conducted in January and February 2021, and 
submitted to the City of Thornton (herein referred to as the "City”) in February 
2021.  As illustrated in Figure 1, the subject of this work included properties and 
rights-of-way located in the southwestern portion of the city on both the east and 
west sides of Interstate 25 (I-25), generally bounded by: 104th Avenue on the north; 
84th Avenue on the south; Huron Street on the west; and Washington Street on the 
east (herein referred to as the “Survey Area” or “Area”).  Major portions of the 
Area were first surveyed in 2009; and in 2010, collectively designated an urban 
renewal area by the City of Thornton City Council (herein referred to as “City 
Council”). In 2012, several parcels within the Urban Renewal Area were again 
surveyed, ultimately resulting in a reduction in the total property count. (See 
Appendix I for a map of the 2012 Conditions Survey Area.) In 2015, a minor 
modification was made to the South Thornton Urban Renewal Plan, but no further 
action has been taken since then. The purpose of this 2021 investigation was to 
understand the status of conditions in the Area since the last survey was 
completed, in 2012, and the extent to which those conditions may present an 
adverse threat to people and properties within its boundaries.  

 
As explained in previous documents, procedures for creating an urban renewal 
area involve multiple steps, the first being the verification of blighting factors. A 
determination that adverse conditions contributing to blight are present is based 
on an investigation (or a survey) of properties, infrastructure, and other 
improvements within a defined geography, together with review of 
documentation related to the same. This South Thornton Conditions Survey 
Update 2021 includes a description of current conditions in the Survey Area, 
along with findings regarding their relevance as they may or may not relate to 
statutory thresholds defined for in the Colorado Urban Renewal Act (herein 
referred to as the “Act”). With the ongoing presence of unfavorable 
circumstances, and existing urban renewal designation, resources may be made 
available to assist with funding certain public improvements, as well as offset 
extraordinary expenditures incurred by private sector interests.   
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Figure 1: Survey Area Boundary Map  
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2.0 Survey Area Description  
 
Table 1 below provides a list of all taxing entities impacting properties that were the 
subject of this investigation.  
 
Table 1 
Taxing Entities with a Presence in the Survey Area 
February 2021 

Taxing Entity Mill Levy 
Adams County 26.897 
Adams County School District 12 69.785 
City of Thornton 10.210 
Rangeview Library District 3.670 
Hyland Hills Parks and Recreation District 5.116 
Urban Drainage and Flood Control District 0.900 
Urban Drainage South Platte 0.100 
Total All Entities 116.678 

Source: Adams County Assessor's Office and Ricker ǀ Cunningham. 

 

District Descriptions 

 

Given the extent of the Area, as well as wide-ranging age and character of the built 
environment, the analysis presented here describes conditions within four (4) distinct 
districts – northern, central, Thornton Shopping Center block1, and southern. The northern, 
central and southern districts were identified because they represent obvious 
concentrations of parcels. The Thornton Shopping Center block (located in the northeast 
quadrant of West 88th Avenue and Washington Street) and supporting out-parcels, were 
identified as a distinct district for several reasons. First, it was the single largest property 
assemblage in 2012 with the highest number of blighting factors present (see Table 2); 
second, despite significant new investment in the other three (3) quadrants of the West 
88th Avenue and Washington Street intersection, limited, if any reinvestment has occurred 
within the Thornton Shopping Center block; and, third, a significant impetus for updating 
the 2012 South Thornton Conditions Survey was City Council’s desire to remedy pervasive 
code violations in and adjacent to properties associated with the Thornton Shopping 
Center.  

 
1  All properties located between Russell Boulevard on the north, Corona Street on the east, 88th Avenue on 

the south, and Washington Street on the west.  
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Table 2 provides a summary of the Area’s largest properties and assemblages, along with 
number of factors present, during the dates when previous investigations were 
conducted.  

 

Table 2 
South Thornton Survey Area’s Largest Parcels and Assemblages  
2012 vs. 2021 
February 2021 

 
 

A general description of the remaining three districts that were the subject of this inquiry 
follows.  

 

 North District – area located south of East 104th Avenue and north of East 100th 
Avenue; 

 Central District – area south of Thornton Parkway, north of East 88th Avenue, and west 
of Washington Street on the east side of I-25, as well as the area north and south of 
Thornton Parkway, east and west of Huron Street, and contiguous to the northern and 
southern edges of West 88th Avenue, all west of I-25; and 

 South District – area south of West 88th and West 84th Avenues adjacent to the 
western edge of I-25, along the northern edge of West 84th Avenue between I-25 and 
Huron Street, and the southeastern quadrant of West 84th Avenue and Huron Street.  

 

While this 2021 Conditions Survey is considered an update to the 2012 Survey, the subject 

Largest Parcels and Property Assemblages 2009 2010 | 12 No. of Factors* 2021 No. of Factors
  American Furniture Warehouse 26.60 24.50 0 - 1 26.50 0 - 1
  Armstrong Highpointe LLC 26.40 26.40 5 -- --
  City of Thornton 123.00 58.50 2 - 3 35.70 2 - 3
  Holland Brittany Downs Apt Homes 34.80 34.70 2 - 3 -- --
  Millennium Center Development Inc. 75.70 54.30 2 - 3 61.80 2 - 3
  Northview Inc. 35.60 26.10 2 - 3 -- --
  Old Vine - Pinnacle Associates LLC 20.20 20.20 0 - 1 19.00 0 - 1
  School District No. 12 23.00 -- -- -- --
  Thornton Town Center 05 A LLC -- 24.10 2 - 3 -- --
  Wattles Real Estate -- 45.70 4 -- --
  Thornton Shopping Center Block -- 31.40 6 - 8 -- 10
    Thornton LLC -- 21.70 6 - 8 16.60 10
  Thornton Development Authority -- 50.80 2 - 3 33.70 2 - 3
  321 West 84th Avenue -- -- -- 33.40 4 - 5
  500 East 84th Avenue -- -- -- 34.90 2 - 3
  Seritage KMT Finance LLC -- -- -- 23.20 4 - 5

∗ Range of factors present among all parcels in assemblage.

Source:  Adams County Assessor's Office and Ricker ǀ Cunningham.
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of that report included approximately 290 parcels and 664 acres, compared to the Area 
that is the subject of this report, which is comprised of 490 parcels totaling approximately 
715 acres and adjacent rights-of-way. Table 3 provides detailed information regarding 
the characteristics of properties in the Survey Area. Notable attributes include the fact 
that approximately 55% of all parcels are smaller than 0.5 acres, and only 3.5% are over 
10 acres. Also, while more than nearly 50% of all parcels report an 80% or higher rate of 
utilization (as measured by the relationship of improvement to total value), nearly 20% 
have a utilization rate of less than 60%; and nearly 50% are held by ownership interests 
located either in Thornton or the Denver Metro Area, with the remaining 50% largely 
located out-of-state.   
 

2.1 Future Land Uses  

 

Thornton’s Future Land Use Map (FLUM) illustrates the type and location of desired 
land uses and development patterns for areas within the municipal limits and 
designated urban growth area. It is deemed an advisory document that 
represents a forward-looking view, compared to the city’s zoning map that 
regulates specific uses permitted on properties within its boundaries. Specifically, 
the city regulates the specific use of land and buildings through zone districts 
described in Chapter 18, Article III of the Thornton Development Code. Generally, 
zoning and FLUM designations are compatible for land within city boundaries; 
however, in certain locations, future needs were considered better served by a 
different use, and in those instances, the two maps may differ. Future land use 
designations for parcels located in the Survey Area include those generally 
defined as follows. 

 

Mixed Residential Neighborhoods (MRN) 

Expand the range of housing densities and product types with this category, 
thereby increasing residential choices for the community. Properties with this 
designation should provide a mix of predominantly medium to high density 
housing types that are well-integrated, walkable, and connected to services and 
amenities. 

 

Mixed-Use Neighborhoods (MUN) 

Expand the range of housing densities and product types with this category to 
include an inventory with commercial uses that address certain lifestyle choices. 
Properties with this designation should provide a mix of predominantly medium to  
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Table 3 
South Thornton Survey Area Characteristics  
February 2021 

 
Source: Adams County Assessor's Office and Ricker ǀ Cunningham. 

 

high density housing near services and amenities, with commercial uses that are 
well-placed, integrated, walkable, and connected. 

 

Commercial (COM) 

Create places throughout the city using this category where commercial uses 
may be located to provide products and services to surrounding areas. Properties 

Parcels 490
Acres (approximate) 715
  Parcel Size Range (acres) .0022 - 33.4488 --
  Parcel Size Range (square feet) 95 - 1,457,029 --
  Parcels <0.5 Acres 267 55.00%
  Parcels 0.5 - 1.0 Acres 82 16.70%
  Parcels 1.0 - 2.0 Acres 67 13.80%
  Parcels 2.0 - 5.0 Acres 39 8.02%
  Parcels 5.0 - 10.0 Acres 14 2.90%
  Parcels over 10 Acres 17 3.50%
Parcels with an Improvement (structure) 399 81.40%
Parcels without an Improvement (vacant) 91 18.60%
Parcel Ownership
  Thornton City Address 68 14.20%
  Denver Metro Area 167 34.90%
  Elsewhere in Colorado 4 0.84%
  Out-of-State 81 17.00%
    Indianapolis, IN (some of which owned by Columbia-Healthone) 158 33.10%
Land Value
  Total Land Value $167,215,865 --
  Average Land Value $341,255 --
Improvement Value
  Total Improvement Value $280,497,063 --
  Average Land Value $572,445 --
Parcel Utilization 
  <20% (but not vacant) 15 3.22%
  21% - 40% 34 7.30%
  41% - 60% 42 9.01%
  61% - 80% 75 16.10%
  80%> 231 50.00%
  Vacant 91 14.80%

Note: Numbers and percentages may not total 100% based on the availability of information. 

 Percent of Total 
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with this designation should preserve opportunities for commercial uses over the 
long-term to maintain the fiscal viability for the city. 

 

Community Mixed-Use (CMU) 

Create primarily commercial areas using this category to provide products and 
services to surrounding areas, and in certain circumstances, provide opportunities 
for the integration of residential uses. Properties with this designation should 
support the revitalization of established areas of the city through infill, 
redevelopment, and adaptive reuse of existing structures; and improve access to 
services and amenities for surrounding neighborhoods. 

 

Regional Mixed-Use (RMU) 

Develop areas that attract people from Thornton and the surrounding region with 
this category. Properties with this designation should include large format office, 
retail, service, and recreational uses; along with high density residential to support 
uses that help activate these areas throughout the day. 

 

Employment Center  

As Thornton grows, an expanding and diverse range of employment options are 
vital to the balanced growth of the city, making it necessary to provide areas 
where primary employers can be located. Properties with this designation should 
complement and enhance the image and identity of the community and be 
held in reserve for current (expanding) and future employers.  

 

Institutional (INS) 

Properties with this designation should host city-related uses including public 
libraries. 

 

Parks, Trails and Open Space (PTO) 

Properties with this designation should provide places for people to recreate, 
interact with nature, and attend public events. 

 

Floodplain (FP) 

Properties with this designation should indicate the presence of floodplains and 
other influences that make them prone to periodic flooding. As such, additional 
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site analyses and mitigating actions │ strategies should be conducted to ensure 
appropriate accommodations are made to mitigate potential threats to primary 
uses. Supporting facilities could include trails, recreational, and agriculture uses. 

 

2.2 Policy Planning References 

 

As per 31-25-103 (9) of the Act, "an 'urban renewal plan' means a plan, as it exists 
from time-to-time, for an urban renewal project, which conforms to a general or 
master plan for the physical development of the municipality as a whole, and 
which is sufficiently complete to indicate such land acquisition, demolition and 
removal of structures, redevelopment, improvements, and rehabilitation as may 
be proposed to be carried out in the urban renewal area." Whereas the 2012 
South Thornton Conditions Survey, together with this 2021 update, provide the 
basis from which priority investments in the Area are identified, excerpts from that 
and other supporting policy documents, are provided below.    

 

The City of Thornton’s general or master plan (as it is referred to above), Tomorrow 

Thornton (herein referred to as the "Comprehensive Plan"), was last updated in 
2020 and adopted by the Thornton City Council on July 15, 2020.  The South 
Thornton Revitalization Subarea (STaR) Plan was prepared by the Thornton 
Revitalization Advisory Board (TRAB) and the city’s Development Department and 
was approved by City Council on August 23, 2011. The latter document (herein 
referred to as the “STaR Report”) highlights redevelopment objectives in the 
southern portion of the community, specifically between Thornton Parkway on the 
north, 88th Avenue on the south, Pecos Street on the west, and Yukon Way │ 
Welby Road on the east. The Central District of the Survey Area is located within 
this South Thornton Revitalization Subarea.  

 

Eliminating “blighting” conditions and encouraging ongoing investment and 
reinvestment in properties and other improvements in the Area for the 
furtherance of intentions stated in the Comprehensive Plan and StaR Report, are 
principal reasons for which this survey was commissioned.  

 

City of Thornton 2020 Comprehensive Plan Update, Tomorrow Thornton 

 

Key topics identified by City Council at the onset of the comprehensive planning 

http://198.187.128.12/colorado/lpext.dll?f=FifLink&t=document-frame.htm&l=query&iid=3c06769d.3f1be29a.0.0&q=%5BGroup%20%2731-25-103%27%5D
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process include: • Equity and inclusion • Sense of Place • Connected Community 
• Destination Locations • Mix of Housing • Arts and Culture • Economy • Integrate 
North and South Thornton • Smart City • Recreation • Green Thornton • Good 
Governance. Of relevance in the context of this report is, “Integrate North and 
South Thornton.” 

 

Rather than a vision statement, the Comprehensive Plan cites eight vision themes, 
or as they are described therein, “big ideas.” Each one is defined as follows.  

 

Cultivating Identity and Image reflects the desire to create a sense of community, 
beauty, and pride throughout the city of Thornton. It seeks to celebrate the 
character, culture, history, and environment that makes Thornton a special place 
to live, work, and play. 

 

Providing Great Services and Amenities reflects a desire for a city that is a 
destination for arts, culture, entertainment, and recreation. Members of the 
community want more diverse and unique amenities within Thornton, accessible 
for residents and visitors of all ages and abilities. 

 

Fostering Economic Vitality aims at cultivating small business support, educational 
opportunities, and options to “live, work, and play” in Thornton. Community 
members acknowledged the need for increased retail to support the city’s tax 
base and were interested in the city pursuing a greater variety of restaurant and 
retail options, particularly small businesses. They also expressed a desire for the city 
to attract more high-quality jobs that are well-compensated and allow people to 
live near where they work. 

 

Providing Resources and Building Relationships emphasizes a need for increased 
community support for youth, seniors, and others in need. Community members 
noted the importance of improved communication about healthcare, 
education, housing, and job support. They saw the city as a leader in building 
partnerships and connecting people with resources. 

 

Creating Quality and Diverse Neighborhoods is aimed at creating affordable and 
balanced housing options and quality neighborhoods for the diverse populations 
throughout the city of Thornton. 
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Growing Smarter and Greener emphasizes a need for development that is 
environmentally and economically sustainable. Community members desired 
good stewardship of the city’s natural resources and open spaces, and wanted 
more education and opportunities for recycling, water conservation, and 
becoming a more “Green” community. 

 

Connecting Community, People, and Places aims to increase the effectiveness 
and equity of Thornton’s community services, transportation networks, and 
connectivity. It emphasizes the need to collaborate with local, regional, and state 
partners to develop an effective multimodal transportation system for residents, 
businesses, and visitors to the city of Thornton. 

 

Building a Safe and Healthy Community reflects the high value community 
members place on promoting a safe and healthy lifestyle. Community members 
expressed a desire for safe, crime resistant neighborhoods throughout the city of 
Thornton, both in the form of adequate public safety employees and in designing 
safe environments. 

 

Denver Regional Council of Governments (DRCOG) Urban Center 

 

In addition to being in the South Thornton Revitalization Area, a portion of the 
Survey Area, specifically properties located along the eastern edge of Interstate 
25 (I-25), north and south of East 88th Avenue, are also located in one of DRCOG’s 
Urban Centers. In 2000, the city of Thornton, along with other members of 
DRCOG, signed an intergovernmental agreement called the Mile High Compact 
which addresses planned growth in the DRCOG region. DRCOG’s Metro Vision 
Plan described those intentions for the Denver Metropolitan Area over the 
subsequent 20 years. The plan was intended to be updated every five years but 
was delayed due to the spread of the COVID-19 pandemic in 2020.  The Metro 
Vision report identifies urban growth areas for different jurisdictions within the nine-
county DRCOG region anticipated to be developed prior to 2040, as well as 
urban centers where high intensity development is expected to occur.  

 

City of Thornton Urban Renewal Areas 

 

The city is host to three urban renewal areas including the North Washington 
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Street Corridor, East 144th Avenue and I-25, and South Thornton. As described in 
the plans for these areas, “Urban renewal areas (URAs) are established by the city 
to remove blight and promote the revitalization of Thornton. URAs enable the use 
of urban renewal funds to be used for the redevelopment of commercial 
property.” Goals and policies supporting the creation and implementation of 
urban renewal plans include the following: 

 

Vision Theme: Growing Smarter and Greener (SG) 

 

Goal SG 2: Encourage infill and redevelopment in established areas of Thornton.  

 

Policy SG 2.1 - Mix of Uses. Encourage horizontally and vertically mixed-use 
development in established areas to improve access to services and amenities, 
expand housing options, and support the revitalization of existing, single-use 
commercial centers over time. Distinguish areas where mixed-use development is 
desirable from areas where single-use development is preferred on the Future 
Land Use Map.  

 

Policy SG 2.2 - Reinvestment and Revitalization. Employ a range of tools to support 
the revitalization of vacant, deteriorating, or otherwise underutilized structures, 
buildings, and properties in established areas of Thornton, such as, but not limited 
to: adaptive reuse of existing buildings; infill of underutilized surface parking lots; 
public │ private partnerships; regulatory incentives; consolidation and 
assemblage of properties to coordinate the redevelopment of blocks or 
segments of corridors where individual property configurations would otherwise 
limit redevelopment potential; and other tools, as applicable.  

 

Policy SG 2.3 - Priority Areas for Infill and Redevelopment. Prioritize infill and 
redevelopment in designated urban renewal areas, as well as in areas 
designated as Transit-Oriented Development, Community Mixed-Use, and 
Commercial and │ or Regional Mixed-Use on the Future Land Use Map.  

 

Policy SG 2.4 - Neighborhood Compatibility. Ensure that infill and redevelopment 
projects are designed to be sensitive and compatible with adjoining 
neighborhoods by providing appropriate transitions in height │ scale, massing, 
and intensity along the shared street frontage or lot line(s). 
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South Thornton Revitalization Subarea (StaR) Plan 2011 

 

As explained above, the TRAB and City prepared the South Thornton 
Revitalization Subarea (STaR) Plan to explain redevelopment objectives in the 
southern portion of the community between Thornton Parkway and 88th Avenue, 
Pecos Street and Yukon Way │ Welby Road.  

 

Plan Goals identified therein include: 

 

 Goal A: Create more appropriate retail and reduce the number of vacant 
buildings. 

 Goal B: Capitalize on the strengths and unique regional character of the 
area. 

 Goal C: Improve physical conditions of the area. 

 Goal D: Increase the buying power of the neighborhood by inspiring residents 
to improve their existing homes and neighborhoods. 

 Goal E: Enhance access between and within the east and west sides of south 
Thornton. 

 

The TRAB’s thoughts on redevelopment are as follows: 

 “Revitalization is an ongoing process that concentrates on specific areas within 
the community where the goal is to create a vibrant, lively, safe, well-kept, clean 
and inclusive environment that both commercial and residential neighbors take 
pride in being a part of. For revitalization efforts to be a success, the stakeholders 
of the community must be involved at every step of the way; their input, 
feedback and participation is central to the process and their best interest must 
always be a first priority.” -Thornton Revitalization Advisory Board (TRAB) 

 

3.0 Definition of Blight 

 

A determination of blight is a cumulative conclusion based on the presence of several 
conditions or factors (physical, market, and other), defined by state law, that collectively 
contribute to the deterioration of an area. Taken together, and when left unattended for 
extended periods of time, they can adversely impact the economic health of properties 
not only in their general vicinity, but those of the community at-large. With more than 60 
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years of history to reflect on, blighting conditions are known to diminish the positive 
attributes of investment and reinvestment in land and improvements, stagnate property 
values, and necessitate disproportionate levels of spending. For this Survey, and as set 
forth in the Act, the definition of a blighted area is as follows:  

 

31-25-103. Definitions. (2) "Blighted area" means 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 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; and 
 

 

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 

http://198.187.128.12/colorado/lpext.dll?f=FifLink&t=document-frame.htm&l=query&iid=3c06769d.3f1be29a.0.0&q=%5BGroup%20%2731-25-103%27%5D
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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.  Source:  Colorado Revised Statute 31-
25-103(2). 

 

The determination of whether an area is or is not a “blighted area” is the sole 
responsibility of municipal legislative bodies (i.e., City Council). The Survey identifies 
conditions within the Survey Area that City Council may consider in deciding whether to 
organize the urban renewal authority and later, to approve an urban renewal plan for 
redevelopment of properties within its boundaries.  

 

As stated in the Act, a finding of eligibility neither requires that all eleven (11) factors be 
present in the Survey Area, nor that every parcel in the area be adversely impacted by a 
qualifying factor. In this instance, the Thornton City Council will determine the Survey 
Area's eligibility based on the presence of four (4) or more factors (or five (5) in cases 
where the use of eminent domain is anticipated). As explained in (l) above, these 
thresholds may be reduced to the presence of one (1) blighting factor in cases where 
owners of property and tenants of the owners do not object to inclusion in the area.  

 

4.0 Study Methodology 

 

Ricker Ι Cunningham (RC), Urban Renewal Specialists, was authorized in October 2020 to 
investigate conditions in the Survey Area, and prepare a report describing their findings. 
To this end, RC personnel reviewed information including Geographic Information 
Systems (GIS) records, past reports and studies, and other data and documents provided 
by City Staff and representatives of other public agencies; and conducted field 
investigations during the months of January and February 2021.  

 

4.1 Description of Statutory Factors 

 

What follows is a description of each of the statutory factors listed above. Actual 
conditions either observed or identified within the Survey Area are described in 
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Section 5 Summary of Findings, along with an opinion regarding whether 
collectively, they constitute a finding of "blight". In making a final determination, 
the Thornton City Council will have to conclude that that finding satisfies § 31-25-
103(2) of the Statute. 

 

(a) Slum, deteriorated, or deteriorating structures 

This factor is said to be present when an area contains structures that are 
deteriorating or deteriorated according to municipal codes or the physical 
condition of structures in an area pose specific life-safety concerns due to the 
deterioration or absence of its: roof; walls, fascia board or soffit; foundation; 
gutters or downspouts; exterior finish; windows or doors; stairways or fire escapes; 
mechanical equipment; loading areas; fences, walls or gates; or non-primary 
structures. 

 

(b) Predominance of defective or inadequate street layout 

This factor is said to be present when the layout of existing streets or absence of 
streets adversely impact: the health, safety and welfare of individuals using 
vehicular and non-vehicular modes of transportation; or sound development of 
the area. Specific circumstances include inadequate vehicular access, internal 
circulation, street widths or parking lot layout; presence of dead ends; 
deteriorating condition of existing streets; inadequate accommodations for safe 
pedestrian and bicycle movement; lack of driveway definition or curb cuts; and / 
or elevated history of traffic accidents.  

 

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

This factor is said to be present when a parcels size or configuration (long and 
narrow or irregularly sized) inhibits or is likely to inhibit the development of 
improvements consistent with prevailing regulations (i.e., zoning); or vehicular 
access is either inadequate or unsafe. In this context, shared access, even 
among properties with the same owner, is considered a deficiency since it could 
limit the redevelopment potential of one or more properties were the owner to 
decide to sell them individually. 
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(d) Unsanitary or unsafe conditions 

This factor is said to be present when there are poorly lit or unlit areas, sidewalks 
are cracked or uneven, drainage infrastructure is deficient, trash or mechanical 
equipment is unscreened, there is evidence of vandalism or vagrancy; incidents 
of crime are increasing or disproportionately high; there is a lack of fire protection; 
or hazardous contaminants, floodways and floodplains, and steep slopes 
threaten the health, safety and welfare of persons in an area.  

 

(e) Deterioration of site or other improvements 

This factor is said to be present when property, structures or public improvements 
have been damaged or neglected as reflected in deteriorating signs, parking 
surfaces, curbs, gutters, sidewalks, streets or landscaping; or trash, debris and 
weeds are visible and pervasive. 

 

(f) Unusual topography or inadequate public improvements or utilities 

This factor is said to be present when the topography of an area, including the 
presence of severe slopes and gullies, either: makes improvement of properties 
difficult, impractical, or infeasibly costly; limits a sites usefulness; adversely affects 
the size or configuration of built structures; or requires expensive infrastructure to 
support development as required by prevailing regulations. The presence of 
overhead utilities is another condition considered in the context of this factor.   

 

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

This factor is said to be present when development is hampered, or properties are 
deemed unmarketable due to conditions of title (including unclear ownership) 
such as covenants or other provisions governing its use that are discriminatory, 
obsolete or unduly restrictive. Also considered in the context of this factor is the 
presence of utility, ditch and access easements which can have a similar impact 
on a property’s potential and capacity for development. 

 

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

This factor is said to be present when property or structures are subject to threats 
from fire, hazardous contaminants, flooding, or criminal activity.   
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(i) Buildings that are unsafe or unhealthy for persons to live or work in because 
of building code violations, dilapidations, deterioration, defective design, physical 
construction, or faulty or inadequate facilities 

This factor is said to be present when conditions within properties or structures 
pose a threat to habitation or daily use resulting from contamination or a lack of 
safety infrastructure (i.e., fire sprinkler systems). Conditions that are present under 
(a), (d), (i) and (k.5) may also be included under this factor. 

 

(j) Environmental contamination of buildings or property 

This factor is said to be present when past or ongoing chemical or biological 
contamination of a site either poses a health hazard to users or limits the type or 
magnitude of development that is either legally permitted or financeable. 
Conditions listed under factors (d), (i), and (k.5) also qualify under this factor. 

 

(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 

This factor is said to be present when properties or structures are vacant or 
underutilized (as anticipated by zoning); or a disproportionate level of public 
services are required to address a disproportionately high frequency of crimes, 
fires, accidents or building code violations. Conditions listed under factors (a), (d), 
(i), and (j) also quality under this factor.  

 

5.0 Summary of Findings 

 

It is the conclusion of this South Thornton Conditions Survey Update 2021 that, within the 
Area boundaries and four distinct districts within it, ten (10) of the possible eleven (11) 
blight factors are present, including those listed here: (a) deteriorated or deteriorating 
structures; (b) defective or inadequate street layout; (c) faulty lot layout; (d) unsanitary or 
unsafe conditions; (e) deterioration of site or other improvements; (f) unusual topography 
or inadequate public improvements or utilities; (h) conditions that endanger life or 
property by fire or other causes; (i) buildings that are unsafe or unhealthy for persons to 
live or work; (j) environmental contamination of buildings or property; and (k.5) 
substantial physical underutilization or vacancy of sites, buildings, or other improvements. 
What follows are descriptions and supporting data regarding conditions either observed 
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or identified and associated with each. Representative photographs of select conditions 
are presented in Appendix II.  

 

(a) Slum, deteriorated, or deteriorating structures 

 

An investigation of conditions associated with degrading buildings in the Survey Area, 
primarily commercial, was conducted from the outside in locations both visible from and 
accessible to the general public. Elements of improvements that were observed and 
deemed to be deteriorating included: mechanical and operating equipment that was 
either unscreened, or partially screened by damaged and deteriorating fencing; broken 
and boarded windows; crumbling masonry around loading docks and receiving areas; 
and building facades where paint was peeling.   

 

Several secondary structures including sheds and other storage facilities were also found 
to be in various states of disrepair and degradation, and fencing materials included a 
combination of chain link with barbed wire, wood panels, remnant concrete, and tarps, 
many of which did not appear to ensure adequate protections for "public safety, health 
and welfare." 

 

The highest concentration of dilapidated structures, as measured by code violations, 
continues to be located in the Thornton Shopping Center District, with a total of 76 
charges and a final notice of violation issued in February 2020. Citations include violations 
associated with the condition of roofs and overhangs, gutters, sidewalks, doors, windows, 
exposed electrical wires, parking lot, walls and fascia, and lighting. A complete list of 
these violations is provided in Appendix III. The following Table 4 summarizes the 
presence of Factor (a) by district in 2012 and 2021. 

 

Table 4 
Presence of Factor (a) by Survey Area District 
February 2021 

 
Source: Ricker ǀ Cunningham. 

District 2012 2021
(SD) South District x x
(CD) Central District x x
(TSC) Thornton Shopping Center District x x
(ND) North District x x
Total 4 4
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(b) Predominance of defective or inadequate street layout 

 

Defective or inadequate street layouts are often a byproduct of one or more of the 
following conditions: deteriorating materials; absence of accommodations for safe 
vehicular and non-vehicular mobility (as required by established codes); and limited 
capacity to support existing or potential traffic or activity. All of these factors were either 
observed or identified in the Survey Area, with the most inauspicious being those that are 
inconsistent with established and adopted municipal regulations.  

 

Supporting roadway improvements, particularly pedestrian facilities, appeared to be a 
combination of compliant and non-compliant with the Americans with Disabilities Act 
(ADA), varying widely by district, and often corresponding to the age of surrounding 
structures. For instance, it was visibly obvious that upgrades to infrastructure, including 
enhanced points of ingress and egress, as well as accommodations for non-vehicular 
mobility, were precipitated by investment within adjacent parcels. Sidewalks and 
walkways that had not recently been improved included both detached or attached, 
complete and incomplete, wide and narrow, and flat and eroded. Where these 
suboptimal conditions existed, there were often ill-defined points for vehicular access 
and the potential for vehicular-pedestrian conflicts. 

 

A lack of infrastructure within large undeveloped tracts to support movement was 
present in all but the Thornton Shopping Center District, since properties in this district are 
largely improved. However, despite a built environment, sidewalks in the Thornton 
Shopping Center District were deemed inadequate as required by municipal codes and 
prevailing zoning, and visibly degrading.  

 

In addition to observable degradation and an absence of infrastructure, another 
measure of a street’s inadequacy is the frequency with which traffic-related incidents 
and accidents occur. Potential incidents may include conflicts between vehicles, or 
between vehicles and either pedestrians or bicycles. According to the Thornton Police 
Department and as summarized in Table 5, traffic-related incidents in the Survey Area 
between 2016 and December 2, 2020, represented more than 30% of citywide totals. 
Among accidents, 35% of citywide totals occurred in the Survey Area.  
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Table 5 
Traffic Accidents and Incidents  
City vs. South Thornton Survey Area  
2016 to December 2020 * 
February 2021 

 
∗ Through December 2, 2020 

Source: City of Thornton Police Department and Ricker ǀ Cunningham. 

 

Table 6 provides an annual summary of accidents and traffic incidents, both citywide 
and within the Survey Area, between 2016 and December 20202. As shown, while traffic 
incidents in the Survey Area have represented an increasing share of citywide totals, the 
Area’s share of traffic accidents has declined. For instance, in 2016, approximately 75% of 
all traffic accidents occurred in the Survey Area, a figure that dropped to 47% in the first 
11 months of 2020. Conversely, traffic incidents in the Survey Area, which represented 
37% of all occurrences in the city in 2016, increased to 53% in 2020.  

 

 Table 7 summarizes the presence of Factor (b) by district in 2012 and 2021. 
 

 

 

 
 
 
 
 
 

 
2  Note: Data provided related to traffic incidents and criminal occurrences, while sourced by City Staff, 

was characterized as “unofficial” whereas it is not deemed directly comparable to information published 
by the Federal Bureau of Investigation (FBI) and Colorado Bureau of Investigation (CBI).  

 

Location and Traffic Incident Count Percent of Total
City 194,552 100.0%
  Accident 29,500 15.2%
  Traffic Incident 165,052 84.8%
Urban Renewal Area 60,943 31.3%
  Accident 10,202 34.6%
  Traffic Incident 50,741 30.7%
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Table 6 
Traffic Accidents and Incidents  
City vs. South Thornton Survey Area  
2016 to December 2020 * 
February 2021 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

∗ Through December 2, 2020 

Source: City of Thornton Police Department and Ricker ǀ Cunningham. 
 

Table 7 
Presence of Factor (b) by Survey Area District 
February 2021 

 
Source: Ricker ǀ Cunningham. 

 
 

District 2012 2021
(SD) South District x x
(CD) Central District x x
(TSC) Thornton Shopping Center District x x
(ND) North District x x
Total   

Location and Traffic Incident 
Citywide

South Thornton Survey 
Area 

% Survey Area of 
Citywide

  Accident 4,700 3,385 72.0%

  Traffic Incident 15,500 5,800 37.4%

Total 20,200 9,185 45.5%

  Accident 4,758 2,613 54.9%

  Traffic Incident 24,707 9,670 39.1%

Total 29,465 12,283 41.7%

  Accident 5,124 2,665 52.0%

  Traffic Incident 30,770 10,907 35.4%

Total 35,894 13,572 37.8%

  Accident 4,832 2,540 52.6%

  Traffic Incident 32,184 16,486 51.2%

Total 37,016 19,026 51.4%

  Accident 3,597 1,683 46.8%

  Traffic Incident 23,417 12,483 53.3%

Total 27,014 14,166 52.4%

2020 *

2016

2017

2018

2019



P a g e  | 24 
 

South Thornton Conditions Survey Update (6.1.2021) 
 
 

 (c)  Faulty lot layout 

 

 This Factor (c) is strongly related to the presence of Factor (b), principally because 
access is a function of the overall platting and design of both streets and lots. Faulty lots 
are those that lack adequate and clearly defined points of ingress and egress, as well as, 
due to their size or shape, have limited utility. Similarly, because faulty streets often create 
faulty lots, properties in the Survey Area that suffer from conditions associated with Factor 
(b) also suffer from conditions associated with Factor (c).  

 

Access to properties is defined by curbs and gutters and made visible by appropriate 
lighting. In locations where clear points of ingress would have been anticipated due to 
levels of vehicular activity, these deficiencies, particularly within commercial and 
industrial properties, threaten the safe movement of goods, services, and pedestrians, 
and pose a significant competitive disadvantage that often translate into below market 
property values.   

 

 In addition to adequate access, a lot's configuration can impact its function and utility, 
or capacity to support development. In other words, lots that are either too small or 
irregular in shape to accommodate market-supported improvements or make adequate 
use of the “development envelope,” as defined by municipal regulations (i.e., parking 
ratios, setbacks, impervious cover) are often considered faulty and frequently described 
as "remnants." Parcels within the Area limited by shape and size, independent of 
vehicular access concerns, were observed in all four (4) districts. 

 

 The following Table 8 summarizes the presence of Factor (c) by district in 2012 and 2021. 

Table 8 
Presence of Factor (c) by Survey Area District 

 February 2021 

 
Source: Ricker ǀ Cunningham. 

 

District 2012 2021
(SD) South District x x
(CD) Central District x x
(TSC) Thornton Shopping Center District x x
(ND) North District x x
Total 4 4
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(d) Unsanitary or unsafe conditions 

 

Conditions which diminish protections for individuals living, working and passing through 
an area can range from a lack of infrastructure to heightened levels of criminal activity; 
and may include the presence of environmentally contaminated properties, or parcels 
impacted by floodways. While “unsafe” conditions may also be considered “unsanitary,” 
the latter are more typically associated with circumstances that are visible such as 
graffiti, vandalism, and unkempt landscaping, all of which are more indicative of 
neglect, rather than threats to persons or property.  

 

Fire-Involved Activity 

 

Examples of substandard infrastructure already discussed have largely been associated 
with the condition and capacity of roadways and associated accommodations for non-
vehicular mobility. However, also considered in the context of this Factor (d), is the 
presence or absence of protections for buildings and their occupants from fire-related 
incidents. Fire prevention resources including water suppression systems, and their 
capacity to provide adequate pressure and flow, are monitored by the Thornton Fire 
Department.  While detailed data regarding individual buildings having or lacking these 
systems was not available, information related to incidents of structural fires by district 
between 2015 and 2019 was and is presented in Table 9. After some analysis, there does 
not appear to be an overall increase in the number of structural fires in any of the 
districts. In fact, 2016 saw the highest number of incidents in all four locations, a figure 
that consistently declined over the following three years. In terms of structural versus other 
fire incidents, structural fires consistently represented the majority of events in each of the 
years, and in all but one of districts, that being the South District.  

 

Additional information provided included figures for citywide and Survey Area-specific 
fire-related incidents between 2015 and 2019.  Table 10 summarizes that information and 
demonstrates a consistent pattern of activity in both the Survey Area and citywide at 17% 
and 83%, respectively, in both 2015 and 2019. Among all reported incidents, EMS 
(medical) and service calls represented the two largest categories in both the city and 
Survey Area.  
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Table 9 
Structural and Other Fires by District 
2015 to 2019 
February 2021  

 
Source: City of Thornton Police Department and Ricker ǀ Cunningham.

Location and District 2015 2016 2017 2018 2019

(SD) South District

  300 East 86th Avenue O

  321 West 84th Avenue S

  503 East 84th Avenue S

  8312 Acoma Way O

  8333 Acoma Way S

  8451 Pearl Street O

  8501 Grant Street O

  8700 Washington Street S

  8711 Washington Street O

  8750 Grant Street S O

(CD) Central District

  200 West Thornton Parkway S

  388 East 88th Avenue O SS OO S

  421 Switzer Lane S

  501 Thornton Parkway S

  501 102nd Avenue O O

  550 Thornton Parkway S

  563 West 92st Avenue S O S

  621 West 96th Avenue S

  633 West 91st Avenue S

  664 West Thornton Parkway S

  677 West 91st Avenue S

  700 West 91st Avenue O S  O

  707 West 96th Avenue S S  O

  747 West 96th Avenue O

  753 West 91st Avenue S S

  773 West 91st Avenue S

  800 East 88th Avenue O

  850 East 88th Avenue S S

  980 East Thornton Parkway O

  1201 West Thornton Parkway O

  8858 Pearl Street S

  8940 Fox Street S

  8945 Corona Street O

  8976 Fox Street O  O

  9001 Washington Street O

  9100 Gale Boulevard O

  9131 Washington Street S O

  9140 Washington Street S

  9168 Huron Street S

  9171 Washington Street S

  9200 Washington Street O

  9351 Grant Street S

  9440 Hoffman Way O

  9451 Dorothy Boulevard S

  9471 Dorothy Boulevard S

  9591 Huron Street O

  9620 Fred Street S

  9650 Huron Street S S S

(TSC) Thornton Shopping Center District

  8978 Washington Street S

(ND) North District

  666 East 104th Avenue S

  10260 Washington Street S S S S S  S

  10350 Washington Street O

Total 11 23 16 14 11

S = structure fire, O = other fire
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Table 10 
Fire-Related Incidents  
Non-City vs. South Thornton Survey Area 
2015 to 2019 
February 2021 

Source: Thornton Fire Protection District and Ricker ǀ Cunningham. 

 

Fire-Related Incidents Non-URA
South Survey 

Area
Non-URA

South Survey 
Area

Non-URA
South Survey 

Area
Non-URA

South Survey 
Area

Non-URA
South Survey 

Area
Non-URA

South Survey 
Area

Structure Fires 81 7 91 15 83 11 70 7 60 8 385 48 11.1%
Vehicle Fires 21 6 19 5 26 8 24 6 16 6 106 31 22.6%
Vegetation Fires 23 8 59 6 45 9 38 2 30 3 195 28 12.6%
Other Fires 23 7 31 8 33 6 41 7 48 4 176 32 15.4%
EMS 4,839 939 4,964 987 5,227 1,050 5,564 974 5,862 1,033 26,456 4,983 15.8%
Motor Vehicle Crash 528 238 574 277 533 297 508 250 543 241 2,686 1,303 32.7%
Vehicle Extrication 7 3 4 2 1 14 3 17.6%
EMS Standby 3 1 6 3 4 7 23 1 4.2%
MIH 10 2 10 2 16.7%
Extrication Non-Vehicle 5 4 11 5 5 7 2 7 10 7 33 30 47.6%
Electrical Rescue 1 1 0 0.0%
Lost Person Search 1 1 0 0.0%
Ice  | Water Rescue 4 1 2 1 4 9 3 25.0%
Lock-in 12 1 13 2 9 5 2 10 2 46 10 17.9%
False Alarms 579 91 557 113 540 99 643 89 706 88 3,025 480 13.7%
Good Intent 512 108 665 167 695 187 702 163 764 147 3,338 772 18.8%
Hazardous Condition  | No Fire 165 23 169 19 164 14 192 22 151 26 841 104 11.0%
Overpressure  | Explosions 2 1 3 1 5 4 1 3 17 3 15.0%
Service Calls 724 68 687 80 788 93 896 102 922 87 4,017 430 9.7%
Severe Weather | Natural Disaster 4 2 1 3 3 2 14 1 6.7%
Special Incident Types 6 4 1 3 2 1 4 19 2 9.5%
Total 7,531 1,502 7,861 1,690 8,168 1,788 8,697 1,632 9,153 1,654 41,410 8,266 16.6%
Percent of City Total 83.4% 16.6% 82.3% 17.7% 82.0% 18.0% 84.2% 15.8% 84.7% 15.3% 83.4% 16.6% 4.0%

Total South Survey 
Area Percent 
of City Total

2015 2016 2017 2018 2019
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Criminal Activity 

 

In the same manner that the frequency of traffic events can be an indicator of unsafe 
roadway conditions, heightened levels of criminal activity can be an indication of an 
unsafe environment. Data provided by the Thornton Police Department is presented in 
Table 11 and illustrates the number and nature of criminal incidents in the Survey Area 
between 2015 and the first 11 months of 2020. As the figures therein show, crime in the 
Survey Area during that time represented approximately 13% of all crime in the city, with 
the highest percentage of citywide incidents being robbery-related at 27%, followed by 
larceny and murder at 13%, respectively. Within the Thornton Shopping Center District 
between 2015 and 2019, 31 crimes were committed, including 22 incidents of larceny, 1 
motor vehicle theft, and 8 assaults.  

 
Table 11 
Criminal Incidents by Type 
City vs. South Thornton Survey Area  
2015 to 2020* 
February 2021  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
∗ Through December 2, 2020 

Source: City of Thornton Police Department and Ricker ǀ Cunningham. 

Location and Crime Count Percent of Total
Citywide 37,924 100.0%
  Arson 160 0.4%
  Assault 6,228 16.4%
  Burglary 3,168 8.4%
  Larceny 21,700 57.2%
  Motor Vehicle Theft 5,187 13.7%
  Murder 68 0.2%
  Robbery 507 1.3%
  Sex Offense Forcible 906 2.4%
South Thornton Survey Area 4,756 12.5%
  Arson 18 11.3%
  Assault 874 14.0%
  Burglary 264 8.3%
  Larceny 2,882 13.3%
  Motor Vehicle Theft 518 10.0%
  Murder 9 13.2%
  Robbery 138 27.2%
  Sex Offense Forcible 53 5.8%
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Table 12 provides similar information related to criminal incidents for the same period yet 
details the number in each per year for both geographies. As shown, the share of 
incidents occurring in the South Thornton Survey Area compared to citywide figures has 
steadily increased from approximately 9% in 2015 to 12% through November 2020. Data 
for criminal incidents during this period, but without a date, had almost 15% of incidents 
occurring in the Survey Area.  
 

Environmental Impacts 

 

Multiple sources were used to identify potential threats from incidents of environmental 
contamination in the Area, principal among them the State of Colorado's Division of 
Labor and Employment that maintains data regarding underground storage tank leaks, 
and Colorado Storage Tank Information System (COSTIS) that monitors hazardous 
materials.  Also investigated was information made available on the Environmental 
Protection Agency's (EPA) website. Collectively, this research revealed that three (3) 
parcels with underground storage tanks are being actively monitored, and multiple 
properties associated with the Thornton Shopping Center, maintain numerous conditions 
that threaten this and adjacent parcels. A more detailed discussion related to 
environmental contamination in the Area is provided in the context of Factor (j) below.  

 

Floodway Impacts 

 

The source of information used to determine if parcels in the Survey Area are at risk from 
flooding included the following National Flood Insurance Program Maps published by the 
Federal Emergency Management Agency (FEMA).  

 

Panel 0601H 
Adams County, CO  
Panel 601 of 1150 
Map No. 08001C0601H 
Map Revised March 5, 2007 

Panel 0313H 
Adams County, CO 
Panel 313 – 1150 
Map Number 08001c0313h 
Map Revised March 5, 2007 
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Table 12 
Criminal Incidents by Type and Year 
2015 to 2020* 
February 2021  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: City of Thornton Police 
Department and Ricker ǀ 
Cunningham. 

  

Location and Incident
City

South Thornton 
Survey Area 

Survey Area % of Total 
City

  Arson 1 -- --

  Assault 35 1 2.9%

  Burglary 7 -- 0.0%

  Larceny 66 8 12.1%

  Motor Vehicle Theft 12 1 8.3%

  Murder -- -- --

  Robbery 14 4 28.6%

  Sex Offense Forcible 19 -- --

Total 154 14 9.1%

  Arson 3 -- --

  Assault 52 2 3.8%

  Burglary 16 1 6.3%

  Larceny 86 6 7.0%

  Motor Vehicle Theft 10 -- --

  Murder 1 -- --

  Robbery 12 3 25.0%

  Sex Offense Forcible 27 3 11.1%

Total 207 15 7.3%

  Arson 5 1 20.0%

  Assault 310 37 11.9%

  Burglary 145 13 9.0%

  Larceny 887 119 13.4%

  Motor Vehicle Theft 259 19 7.3%

  Murder 6 -- --

  Robbery 16 8 50.0%

  Sex Offense Forcible 92 1 1.1%

Total 1,720 198 11.5%

  Arson 17 1 5.9%

  Assault 946 138 14.6%

  Burglary 485 34 7.0%

  Larceny 3,307 475 14.1%

  Motor Vehicle Theft 806 73 9.1%

  Murder 8 -- --

  Robbery 56 20 35.7%

  Sex Offense Forcible 136 13 9.6%

Total 5,761 754 13.1%

  Arson 18 1 5.6%

  Assault 905 148 16.4%

  Burglary 385 23 6.0%

  Larceny 3,232 377 11.7%

  Motor Vehicle Theft 668 66 9.9%

  Murder 11 -- --

  Robbery 57 17 29.8%

  Sex Offense Forcible 118 5 4.2%

Total 5,394 637 11.8%

  Arson 27 3 11.1%

  Assault 1,005 25 2.5%

  Burglary 418 54 12.9%

  Larceny 2,833 367 13.0%

  Motor Vehicle Theft 840 166 19.8%

  Murder 11 -- --

  Robbery 56 13 23.2%

  Sex Offense Forcible 105 6 5.7%

Total 5,295 634 12.0%

Incidents with/o Year

  Arson 71 12 16.9%

  Assault 2,222 418 18.8%

  Burglary 1,442 134 9.3%

  Larceny 8,401 1,525 18.2%

  Motor Vehicle Theft 2,068 -- --

  Murder 20 9 45.0%

  Robbery 155 70 45.2%

  Sex Offense Forcible 349 24 6.9%

Total 14,728 2,192 14.9%

 

2015

2020 *

2016

2017

2018

2019
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According to FEMA and the Urban Drainage and Flood Control District, waterways 
posing a threat to parcels in the districts include: Niver Creek in the South District, 
Hoffman Drainage Way in the Thornton Shopping Center District; Tributaries M and L, and 
Northfield Creek in the Central District, and GHC South Tributary in the North District. 
Floodway zones present include: Zones A, X, and AE.   

 

According to FEMA, special flood hazard areas (SFHAs) are subject to inundation by the 
1% annual chance flood. The 1% annual chance flood (100-year flood), also known as 
the base flood, is the flood that has a 1% chance of being equaled or exceeded in any 
given year. The Special Flood Hazard Area is the area subject to flooding by the 1% 
annual chance flood. Areas of Special Flood Hazard include Zones A, AE, AH, AO, AR, 
A99, V and VE. The Base Flood Elevation is the water-surface elevation of the 1% annual 
chance flood. 

 

Zone A – No base flood elevations determined. 

Zone X – Areas of 0.2% annual chance flood; areas of 1% annual chance flood with 
average depths of less than 1 foot or with drainage areas less than 1 square mile; and 
areas protected by levees from 1% annual chance flood.  

Zone AE - The floodway is the channel of a stream plus any adjacent floodplain areas 
that must be kept free of encroachment so that the 1% annual chance flood can be 
carried without substantial increases in flood heights. 

 

Known Floodplain Issues 

 

Based on information provided by City Staff, impacts to parcels in the Survey Area are 
summarized here.  

 

Grange Hall Creek South Tributary from I-25 to Washington Street - multi-family and 
commercial buildings in floodplain between I-25 and Grant Street; overtopping in the 
100-year event is needed by a regional detention pond west of I-25 in Northglenn; 
without regional detention, a 72” pipe is needed from the west side of I-25 to Grant Street 
and an additional 8’ x 6’ concrete box culvert (CBC) at Grant Street. 

 

Grange Hall Creek South Tributary at Washington Street - Washington Street overtopping 
in a 10-year event and existing culverts are in bad condition; threat needs to be 
addressed by a new 10’ x 6’ box culvert (with construction of upstream regional 
detention); without regional detention, a retaining wall and outlet structure should be 
constructed immediately upstream of Washington Street. 
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Grange Hall Creek South Tributary: Lambertson Lakes #2 and #3 - drop structure 
composed of loose, non-grouted rock and could fail during a large flood event; should 
be addressed by replacing existing drop structure with two new 36” drop structures 
between the lakes. 

 

Upper Niver Creek at Huron St and Thornton Parkway - Huron Street overtops in events 
larger than the 10-year event; needs to be addressed by replacing existing culvert with 
two 8’ x 8’ reinforced concrete box culverts (RCBC) and replacing the low flow channel 
downstream with a natural, grass-lined channel with a 1.2’ drop structure. 

 

Niver Tributary L at Huron Street - Huron Street overtops in events greater than the 2-year 
event; needs to be addressed by replacing existing culvert with two 78” reinforced 
concrete pipes (RCPs). 

 

Lower Niver Creek at Grant Street - Grant Street and 84th Avenue overtop in events 
greater than the 10-year event; commercial properties located in floodplain; needs to 
be addressed by adding new 12’ x 6’ RCBC in addition to existing crossing. 

 

Lower Niver Creek at Washington Street - Washington Street overtops in events greater 
than the 10-year event; needs to be addressed by adding new 12’ x 6’ RCBC in addition 
to existing crossing. 

 

The following Table 13 summarizes the presence of Factor (d) by district in 2012 and 2021. 

 
Table 13 
Presence of Factor (d) by Survey Area District 

 February 2021 

 
Source: Ricker ǀ Cunningham. 
 

(e) Deterioration of site or other improvements 

  

 Observable evidence of deterioration within properties and public rights-of-way located 
in and adjacent to the Survey Area include buildings and other structures with visible 

District 2012 2021
(SD) South District x x
(CD) Central District x x
(TSC) Thornton Shopping Center District x x
(ND) North District x x
Total 4 4
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deferred maintenance; unscreened trash, debris and equipment; crumbling and broken 
asphalt surfaces; damaged fencing and signage; and overgrown landscaping. While 
any of these conditions considered independent of the others may not suggest a 
significant threat to people or property, taken together with the presence of other 
“blighting” factors, suggests a pattern of deterioration and neglect.   

 

Examples of deteriorating structures are described in the context of Factor (a) above. 
Site deterioration in the Area, an additional circumstance associated with this Factor (e), 
while often accompanying lots with structural deterioration, also included general 
property neglect. Examples of these were observed and identified in all of the districts 
including parking surface deterioration; the presence of trash, weeds, and other debris; 
and signage problems.  

 

The following Table 14 summarizes the presence of Factor (e) by district in 2012 and 2021. 

 
Table 14 
Presence of Factor (e) by Survey Area District 

 
Source: Ricker ǀ Cunningham. 
 

 (f) Unusual topography or inadequate public improvements or utilities 

 

Topography within the Survey Area includes both flat lands and steep slopes, the latter of 
which is most often associated with established drainage and floodways. Challenges 
posed by extreme or irregular topography include limited site utilization and costly 
improvements associated with site grading and construction of retaining walls.  
 

Inadequate Public Improvements 

 

With a network of established commercial corridors anchoring the majority of the Survey 
Area, all properties within its boundaries are served by public utilities.  Infrastructure, on 
the other hand, depending on the type, is present in some locations, absent in others, 
and present, yet degraded in others. For example, and as described previously, roadway 
conditions and accommodations for both vehicular and non-vehicular movement are 

District 2012 2021
(SD) South District x x
(CD) Central District x x
(TSC) Thornton Shopping Center District x x
(ND) North District x x
Total 4 4
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inconsistent, and in certain instances inadequate to support the safety and welfare of its 
users. Further, many properties served by deficient roadways also lack clearly defined 
points of ingress and egress, leaving the potential for vehicular – pedestrian conflicts.  

 

According to a representative of the City’s Public Works Department, the following 
capital improvements were completed after the 2012 Conditions Survey was published. 

 

 84th Avenue and Grant Street intersection improvements 
 Niver Creek trail and lighting enhancements 
 Thornton Water Treatment Plant replacement and right-turn lane construction 
 Niver Creek Tributary M | Huron Street Hawk signal 
 I-25 express lanes construction 
 84th Avenue | I-25 overpass improvements 
 Washington Street water line replacement between 104th and 100th Avenues, and 

west on 104th Avenue 
 100th Avenue waterline replacement 
 Thornton Parkway | Washington Street intersection improvements (portion may 

predate 2012) 
 Various yearly maintenance projects including waterline valves, hydrants, water main 

replacements, and sewer main and manhole replacements | linings 

 

Capital projects planned for completion during the next five (5) years generally fall into 
the categories of pedestrian and park enhancements, along with improvements to 
protect against flooding events. Whereas specific information regarding the actual 
timing of these projects was not available, the fact that they have been identified as 
priority investments suggests they represent a deficiency in the Area’s infrastructure, and 
something that should be either improved or mitigated as quickly as possible. These 
projects include: 

 

 Park improvements near 88th Avenue and Huron Street  
 Niver Creek Open Space nature play improvements 
 Niver Creek Tributary M and pedestrian underpass improvements 
 Washington Street culvert replacement at GHC South Tributary and capacity | 

detention improvements between I-25 and Grant Street to elevate the Thornton Town 
Center from flooding threats  
 

Not mentioned previously, but also considered in the context of this Factor (f), is the 
presence of overhead utility lines. While permissible according to prevailing regulations, 
overhead power lines are thought to be a visual “blight” that can contribute to a larger 
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perception of neglect and decay. Similar to sidewalk improvements, locations where 
utility lines are located underground were most often associated with recent investment 
on adjacent parcels.  

 

The following Table 15 summarizes the presence of Factor (f) by district in 2012 and 2021. 

 

Table 15 
Presence of Factor (f) by Survey Area District 
February 2021 

 
Source: Ricker ǀ Cunningham. 
 
(g) Defective or unusual conditions of title rendering the title non-marketable 

 

Given the size of the Survey Area and correspondingly the number of parcels within its 
boundaries, title research was not conducted as part of this analysis. Further, no 
documentation regarding issues impacting the title of properties in the Area was either 
discovered or provided to the authors of this report. Therefore, the presence of this Factor 
(g) can neither be confirmed nor denied.  The following Table 16 summarizes the 
presence of Factor (g) by district in 2012 and 2021. 

 
Table 16 
Presence of Factor (g) by Survey Area District 
February 2021 

 
Source: Ricker ǀ Cunningham. 
 

 

 

District 2012 2021
(SD) South District x x
(CD) Central District x x
(TSC) Thornton Shopping Center District x x
(ND) North District x x
Total 4 4

District 2012 2021
(SD) South District
(CD) Central District
(TSC) Thornton Shopping Center District  
(ND) North District
Total 0 0
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(h) Existence of conditions that endanger life or property by fire or other causes 

 

Conditions posing a threat to people and property identified in the Survey Area primarily 
include those associated with infrastructure deficiencies previously described such as 
protection from fire and flooding, conditions that foster criminal activity, and the 
presence of environmental contaminants. The following Table 17 summarizes the 
presence of Factor (h) by district in 2012 and 2021. 

 

Table 17 
Presence of Factor (h) by Survey Area District 

Source: Ricker ǀ Cunningham. 
 
(i) Buildings | sites that are unsafe or unhealthy for persons to live or work in because 

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

 

Previous narrative associated with Factors (a), (d) and (f) above, and Factor (j) below, 
address conditions contributing to an unsafe or unhealthy environment for people to live 
or work. The following Table 18 summarizes the presence of Factor (i) by district in 2012 
and 2021. 

 
Table 18 
Presence of Factor (i) by Survey Area District 
February 2021 

 
Source: Ricker ǀ Cunningham. 
 
 
 

District 2012 2021
(SD) South District x
(CD) Central District x
(TSC) Thornton Shopping Center District x x
(ND) North District x
Total 1 4

District 2012 2021
(SD) South District x x
(CD) Central District x x
(TSC) Thornton Shopping Center  x
(ND) North District x x
Total 3 4
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(j) Environmental contamination of buildings or property 

 

Previously discussed in the context of Factor (d), there are three (3) parcels with 
underground storage tanks in the Survey Area being actively monitored by the EPA, and 
multiple properties associated with the Thornton Shopping Center that have had 
numerous investigations of environmental contamination dating back to the shopping 
center’s acquisition by Thornton LLC more than 15 years ago. Not only does the 
presence of environmental contaminants pose a threat to people and property, but it 
also heightens the cost of property development and redevelopment associated with 
construction of preventative barriers often required by local codes. 

 

A brief overview of past investigations related to environmental conditions within the 
Thornton Shopping Center properties and surrounding district is provided below.  

 

In January of 2016, LT Environmental, Inc. (LTE) submitted a report regarding an asbestos 
survey and sampling of regulated building waste to the property owners, Thornton LLC. 
As explained therein, asbestos sampling and inventorying of five (5) buildings comprising 
31 tenement spaces (at that time), was conducted during December 2015 and January 
2016. Within the buildings and their exteriors, homogeneous materials of suspect 
asbestos-containing materials (ACM) were visually identified and documented. 

 

With regard to potential regulated waste, LTE inventoried tanks, drums, buckets, pool 
chemicals, cleaning materials, and equipment that contained regulated waste on the 
site. Based on the results of laboratory analyses, there were 34 instances of asbestos 
present in building materials including fibrous flooring, floor tiles, ceiling tiles, surfacing, 
plaster walls, rope gaskets on mechanical equipment, vibration joints, and overspray. 

 

Although no samples of the roofing materials were collected from any of the buildings as 
part of that work, all roofing materials were assumed to contain asbestos. Category I 
non-friable materials were also assumed to contain asbestos unless analytical testing 
indicated otherwise. The results of the waste inventory resulted in a finding of five (5) 
instances of material waste including fluorescent lighting ballasts and light bulbs, mercury 
switches, chlorofluorocarbons (CFCs), and paint and other chemicals.  

 

A subsequent memorandum was prepared by ERO Resources Corporation (ERO) and 
provided to City Staff in December 2018. Therein, ERO rendered an opinion regarding a 
2017 Second Corrective Action Plan (CAP) Modification (collectively “2017 CAP Mod”) 
prepared by LTE that described proposed remedial actions to address a 
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tetrachloroethylene (PCE) release in the shopping center properties. Those documents 
explained the area of release and associated soil and groundwater contamination was 
generally concentrated in the southeast corner of the property and associated with up 
to six former dry cleaners. Historical information indicated that dry cleaning activities 
started on the property when the Thornton Shopping Center first opened in 1957 and 
have continued since then. Site characterization activities started in 2005 after an 
assessment identified PCE concentrations in soil and groundwater indicative of a release 
in locations adjacent to a unit with a long history of use for a dry cleaner (8866 North 
Washington Street) and near a then (2005) operating dry cleaner (8946 North 
Washington Street) (FEC 2006). Other activities, often conducted concurrent with 
remediation activities, started in 2008. To date, the primary remedial strategy has 
consisted of injections of BOS-100, a proprietary reductive dechlorinating material, into 
the soil and groundwater to dechlorinate the PCE to inert compounds. 

 

The following Table19 summarizes the presence of Factor (j) by district in 2012 and 2021. 

 
Table 19 
Presence of Factor (j) by Survey Area District 

 
Source: Ricker ǀ Cunningham. 
 

 (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 

 

As is the case with other factors of blight, conditions associated with the various aspects 
of Factor (k.5) may be distinctly different or directly related. Resources provided to 
properties and businesses by the City of Thornton and its affiliate organizations generally 
include sanitation (both sewer and refuse); water; streets and transportation; libraries; 
schools; food inspections; and fire, police, ambulance, and other health department 
related services. Previous discussions associated with conditions contributing to the 
presence of Factors (b), (c), (d), (f) and (i), particularly related to suboptimal protections 
for people and property, have all contributed to disproportionate levels of services and 
resources being expended to properties in and around the Survey Area. An additional 
service, not yet mentioned, but also being provided at comparatively high levels is the 

District 2012 2021
(SD) South District x  
(CD) Central District x  
(TSC) Thornton Shopping Center District x x
(ND) North District x  
Total 4 1
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provision of medical services. As reflected in Table 10, EMS calls consistently represented 
the largest percentage of all fire-related incidents both citywide and in the Survey Area 
between 2015 and 2019. In addition, this category, together with general service calls, 
continued to increase during this same period, growing from a citywide total of 4,839 
and 724, respectively, in 2015, to 5,862 and 922 in 2019, and a Survey Area total of 939 
and 68, respectively in 2015, to 1,033 and 87 in 2019.   

 

Vacancy and Underutilization 

 

The second aspect of this Factor (k.5) speaks to threats and challenges resulting from 
high rates of vacancy in buildings and underutilization of properties. As summarized in 
Table 3, and illustrated in Figure 2, while 50% of all parcels in the Area have a utilization 
rate of 80% or higher (as measured by the relationship between improvement value and 
total value), 15% are vacant, and 36% reflect a utilization factor of less than 80%, 
suggesting a significant number of properties that are underutilized. Underutilized 
properties not only generate fewer resources for the municipality than the market could 
otherwise support but perpetuate adverse conditions that can ultimately lead to an 
ongoing pattern of degradation and disrepair.  

 

In addition to the presence of low site utilization in the Area, there are also numerous 
instances of vacant space in buildings. While vacant properties are not necessarily 
unexpected, properties in these locations are considered disruptive to the community 
form, frequently more expensive to improve, and generally make the delivery of public 
services more expensive and highly inefficient. The following Table 20 summarizes the 
presence of Factor (k5) by district in 2012 and 2021. 

 

Table 20 
Presence of Factor (k5) by Survey Area District 
February 2021 

 
Source: Ricker ǀ Cunningham. 

 
 
 
 

District 2012 2021
(SD) South District x x
(CD) Central District x x
(TSC) Thornton Shopping Center District x x
(ND) North District x x
Total 4 4
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Figure 2: Parcel Utilization Map  
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6.0 Conclusion 

 

In summary, ten (10) of the eleven (11) total possible factors were either identified or 
observed at varying degrees of intensity in the South Thornton Urban Renewal Area (as a 
whole), as well as in the Thornton Shopping Center District, while nine (9) of the eleven 
(11) factors were either identified or observed in the remaining North, South and Central 
Districts. Additionally, all were denoted at levels considered adverse and impactful to a 
degree that any resolution or mitigation would be time-intensive and costly, but 
necessary to both advance stated community goals and ensure the “sound growth of 
the municipality, provision of housing accommodations, economic and social equity; 
along with public health, safety, morals, and welfare.” 

 

As explained previously, because of the Survey Area’s 
size and varied age of improvements, the analysis 
reported herein was conducted at a district level. 
Those districts include four major geographies within 
the South Thornton Urban Renewal Area – north, 
central, south, and Thornton Shopping Center block. 
The northern, central and southern districts were 
identified because they represent obvious 
concentrations of parcels largely surrounded by 
natural features (primarily waterways). The Thornton 
Shopping Center block, including supporting parcels, 
was identified as its own district for several reasons: it 
was the largest assemblage of property with the 
highest number of blighting factors in 2012; it has 
remained in the same state of disrepair for nearly three 
decades, despite significant new investment in the 
other three (3) quadrants of the West 88th Avenue and 
Washington Street intersection (see images here); and 
City Council’s desire to remedy pervasive code 
violations associated with the Center. Before taking 
additional steps to mitigate adverse circumstances in 
the area, the City deemed it judicious to commission 
an investigation of current conditions using statutorily 
defined measures and established baseline of 
information (the 2012 South Thornton Urban Renewal 
Area Conditions Survey). 
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Findings presented here demonstrate that while investment and reinvestment has been 
realized in the north, central and south districts, along with certain out-parcels associated 
with the Thornton Shopping Center, since receiving an urban renewal designation in 
2010, the Center itself has not been improved and factors contributing to blight have in 
fact worsened. Examples of this include the ongoing presence of dilapidated structures, 
as indicated by more than 75 charges of code violations and a final notice issued in 
February 2020. In addition, sidewalks surrounding the Thornton Shopping Center District 
are considered inadequate as defined by municipal codes and prevailing zoning, and 
pervasive number of crimes committed including 22 incidents of larceny, 1 motor vehicle 
theft, and 8 assaults during the four (4) year period between 2015 and 2019. Finally, 
multiple properties in the Thornton Shopping Center District continue to be threatened by 
past releases of environmental contaminants and building materials containing asbestos, 
and a portion of the area is impacted by a recognized floodway. The culmination of 
these conditions is reflected in higher-than-average vacancy rates and comparatively 
low property values within the Thornton Shopping Center District, unlike those on 
adjacent properties and other located in the vicinity of the 88th Avenue and Washington 
Street intersection. A summary of factors present in each of the districts in 2012 and 2021 
are presented in Tables 21 through 24.      

 

Table 21 
Presence of Statutory Factors – South District 
2012 vs. 2021 
May 2021 

 
Source: Ricker ǀ Cunningham. 
 
 

2012 2021

(a) Slum, deteriorated or deteriorating structures x x

(b) Faulty street layout x x

(c) Faulty lots x x

(d) Unsanitary or unsafe conditions x x

(e) Deterioraing sites 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

 

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

x x

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

 x

(j) Environmental contamination of buildings or 
property

x  

(k5) Factors requiring high levels of municipal 
services or substantial physical underutilization 

x x

Total 9 9

District
South District 
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Table 22 
Presence of Statutory Factors – Central District 
2012 vs. 2021 
May 2021 

 
Source: Ricker ǀ Cunningham. 

Table 23 
Presence of Statutory Factors – Thornton Shopping Center (TSC) District 
2012 vs. 2021 
May 2021 

  
Source: Ricker ǀ Cunningham. 

2012 2021

(a) Slum, deteriorated or deteriorating structures x x

(b) Faulty street layout x x

(c) Faulty lots x x

(d) Unsanitary or unsafe conditions x x

(e) Deterioraing sites 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

 

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

x x

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

 x

(j) Environmental contamination of buildings or 
property

x  

(k5) Factors requiring high levels of municipal 
services or substantial physical underutilization 

x x

Total 9 9

District
Central District 

2012 2021

(a) Slum, deteriorated or deteriorating structures x x

(b) Faulty street layout x x

(c) Faulty lots x x

(d) Unsanitary or unsafe conditions x x

(e) Deterioraing sites 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

 

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

x

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

x x

(j) Environmental contamination of buildings or 
property

x x

(k5) Factors requiring high levels of municipal 
services or substantial physical underutilization 

x x

Total 8 10

* Includes all properties located between Russell Boulevard on the north, Corona Street on the east, 88th 

Avenue on the south, and Washington Street on the west.

Thornton Shopping Center District *
District
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Table 24 
Presence of Statutory Factors – North District 
2012 vs. 2021 
May 2021 

 
Source: Ricker ǀ Cunningham. 
 

2012 2021

(a) Slum, deteriorated or deteriorating structures x x

(b) Faulty street layout x x

(c) Faulty lots x x

(d) Unsanitary or unsafe conditions x x

(e) Deterioraing sites 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

 

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

x x

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

 x

(j) Environmental contamination of buildings or 
property

x  

(k5) Factors requiring high levels of municipal 
services or substantial physical underutilization 

x x

Total 9 9

District
North District 
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Appendix I:   2012 Conditions Survey Boundary Map 
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2012 Conditions Survey Boundary Map 
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Appendix II:   Photo Inventory 

The images presented on the following pages are organized by district with the Survey Area, and 
accompanied by a list of factors visible within each one. 

Statutory Factors of Blight: 

(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 (or properties) that are unsafe or unhealthy for persons to live or work in

(j) Environmental contamination of buildings or property

(k5) Existence of health, safety, or welfare factors requiring high levels of municipal services or
substantial physical under-utilization 
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South District Image 

(a) Slum, deteriorated, or
deteriorating structures; (d)
Unsanitary or unsafe
conditions; (e)
Deterioration of site or other
improvements; (k5)
Substantial physical under-
utilization

(a) Slum, deteriorated, or
deteriorating structures; ( 
d) Unsanitary or unsafe 
conditions 
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(a) Slum, deteriorated, or
deteriorating conditions;
(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;
(k5) Substantial physical
under-utilization

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



P a  g  e  | A II-4 

(a) Slum, deteriorated, or
deteriorating structures; (d)
Unsanitary or unsafe
conditions; (e )
Deterioration or site or
other improvements; (f)
Inadequate public
improvements or utilities;
(k5) Substantial physical
under-utilization

(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; (f) Inadequate
public improvements or
utilities;
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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)
Inadequate public
improvements or utilities

(b) Predominance of
defective or inadequate
street layout; (d) Unsanitary
or unsafe conditions; (f)
Inadequate public
improvements
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(f) Unusual topography; (k5)
Substantial physical under-
utilization

(c) Unsanitary or unsafe
conditions
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Thornton Shopping Center District Images 
(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)
Inadequate public
improvements

(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; (e )
Deterioration of site or
other improvements; (f)
Inadequate public
improvements; (k5)
Substantial physical under-
utilization
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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)
Inadequate public
improvements

(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)
Inadequate public
improvements
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(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)
Inadequate public
improvements; (i) Buildings
(or sites) that are unsafe or
unhealthy for persons to live
or work in

(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)
Inadequate public
improvements; (k5)
Substantial physical under-
utilization
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(d) Unsanitary or unsafe
conditions; (h) Existence of
conditions that endanger
life or property by fire or
other causes

(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)
Inadequate public
improvements
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(e ) Deterioration of site or 
other improvements; (f) 
Inadequate public 
improvements 

(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)
Inadequate public
improvements; (k5)
Substantial physical under-
utilization
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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

(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)
Inadequate public
improvements
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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; (k5)
Substantial physical under-
utilization

(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; (k5)
Substantial physical under-
utilization
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(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; (k5)
Substantial physical under-
utilization

Central District Images 

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

(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; (k5)
Substantial physical under-
utilization
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(d) Unsanitary or unsafe
conditions

(d) Unsanitary or unsafe
conditions; (f) Unusual
topography or inadequate
public improvements; (k5)
Substantial physical under-
utilization
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(b) Predominance of
defective or inadequate
street layout; (c ) Faulty lot
layout in relation to size,
adequacy, accessibility, or
usefulness; (f) Unusual
topography or inadequate
public improvements; (k5)
Substantial physical under-
utilization

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; (f)
Unusual topography or
inadequate public
improvements
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(e ) Deterioration of site or 
other improvements; (f) 
Unusual topography or 
inadequate public 
improvements; (k5) 
Substantial physical under-
utilization 

(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
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(d) Unsanitary or unsafe
conditions; (f) Unusual
topography or inadequate
public improvements

(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
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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)
Inadequate public
improvements

(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
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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

(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
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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; (k5)
Substantial physical under-
utilization

(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; (k5)
Substantial physical
under-utilization
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(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; (k5)
Substantial physical under-
utilization

(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; (k5)
Substantial physical under-
utilization
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North District Images 

(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; (k5)
Substantial physical under-
utilization

(b) Predominance of
defective or inadequate
street layout; (c ) Faulty lot
layout in relation to size,
adequacy, accessibility, or
usefulness; (e ) Deterioration
of site or other
improvements; (k5)
Substantial physical under-
utilization
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(d) Unsanitary or unsafe
conditions; (e ) Deterioration
of site or other
improvements; (f)
Inadequate public
improvements

(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; (h)
Existence of conditions that
endanger life or property
by fire or other causes; (k5)
Substantial physical under-
utilization
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(f) Inadequate public
improvements

(b) Predominance of
defective or inadequate
street layout; (c ) Faulty lot
layout in relation to size,
adequacy, accessibility, or
usefulness; (e )
Deterioration of site or other
improvements; (k5)
Substantial physical under-
utilization
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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

(b) Predominance of
defective or inadequate
street layout; (c ) Faulty lot
layout in relation to size,
adequacy, accessibility, or
usefulness; (f) Unusual
topography or inadequate
public improvements; (k5)
Substantial physical under-
utilization
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Thornton City Hall City Development Department 
9500 Civic Center Drive Building Inspection Division 
Thornton, CO 80229-4326 PH 303-538-7250 
www.thorntonCO.gov FAX 303-538-7650 

 
 
 
February 20 2020 
 
THORNTON LLC / Jaylon Brown / 2530 CRAWFORD SUITE 102, EVANSTON, IL 

60201-4987 
 
Re: Thornton Shopping Center –  
 8800 Washington Street 
 8976 Washington Street 
 8970 Washington Street 
 8988 Washington Street 

Thornton, CO 80229 
 
Dear Mr. Brown:  
 
The City of Thornton has enacted the South Thornton Urban Renewal Authority Non-
Residential Property Maintenance Code, Sec. 10-236 through 10-281 of the Thornton 
City Code (“TCC”). The above referenced property is in violation of several of these 
provisions, as described in this notice. We have spoken on 12/3/2019, 1/7/2020 and 
again on 1/23/2020 about the violations, and the City has allowed over two months to 
remedy these violations. To date, however, no repairs have been completed and the 
violations still exist.  
 
Currently, the above referenced property is in violation of numerous requirements of the 
TCC. TCC Sec. 10-241(a) states: “It shall be unlawful for a person, firm or corporation 
to be in conflict with or in violation of any of the provisions of this code.”  
Sec. 10-250(b) states: “The owner of the premises shall maintain the structures and 
exterior property in compliance with these requirements, except as otherwise provided 
for in this code. A person shall not occupy as owner-occupant or permit another person 
to occupy premises which are not in a sanitary and safe condition and which do not 
comply with the requirements of this division. Occupants of a building or structure are 
responsible for keeping in a clean, sanitary and safe condition that part of the building, 
structure or premises which they occupy and control.” In addition, Sec. 10-250(c) 
provides: “All vacant structures and premises thereof or vacant land shall be maintained 
in a clean, safe, secure, and sanitary condition as provided herein so as not to cause a 
blighting problem or adversely affect the public health or safety.” The above referenced 
property has not been maintained in accordance with these requirements. 
 
More specifically, the violations existing at the property are the following:  
 

 831 E. 88th Washington Street. - roof is damaged and worn in violation of TCC 
Sec. 10-253(h). 
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 8830 Washington St. – overhang is damaged and not maintained in good repair 
in violation of TCC Sec. 10-253(j). 

 8850 Washington St. - overhang is damaged, in violation of TCC Sec. 10-253(j). 
 8852 Washington St. - north walkway and the lot in front are in disrepair, with 

bent and broken bollards, in violation of TCC Sec. 10-251(c). 
 8852 Washington St. - north wall, and the overhang outside of 8852 Washington 

St. damaged soffits, fascia and pendant lights require repair, in violation of TCC. 
Sec. 10-253(c) and (j). 

 8858 Washington St. - overhang and walkway are damaged, in violation of TCC 
Sec. 10-253(b)(11), 10-253 (j) and Sec. 10-251(c). 

 8866 Washington St. - front exposed OSB is present, which provides openings 
for pests, in violation of TCC Sec. 10-253(c) and (g). 

 8876 Washington St. - there is an exposed electric meter socket, in violation of 
TCC Sec. 273(d). 

 8876 Washington St. - overhang is damaged and not maintained in good repair, 
in violation of TCC Sec. 10-253(j). 

 8880 Washington St. - front broken glass must be properly covered or replaced, 
in violation of TCC Sec. 10-253(n). 

 8880 Washington St. - gutter and sidewalk are damaged and not maintained in 
good repair, in violation of TCC Sec. 10-251(c) and 10-253(h). 

 8880 Washington St. - overhang is damaged and not maintained in good repair, 
in violation of TCC Sec. 10-253(j). 

 8880 Washington St. - pigeon nests on south side, in violation of TCC Sec. 10-
258(a). 

 8888 Washington St. - gutter and sidewalk are damaged and not maintained in 
good repair, in violation of TCC Sec. 10-251(c) and 10-253(h). 

 8892 Washington St. – a light fixture broken and has wires falling out, in violation 
of TCC Sec. 10-274(a). 

 8892 Washington St. - overhang is damaged and not maintained in good repair, 
in violation of TCC Sec. 10-253(j). 

 8896 Washington St. - east gutter is clogged, in violation of TCC Sec. 10-253(h). 
 8896 Washington St. - east overhang and walls are damaged, in violation of TCC 

Sec. 10-253(c) and (j).  
 8946 and 8948 Washington St. - walls are severely peeled, in violation of TCC 

Sec. 10-253(c). 
 8946 Washington St. – column base molding near sidewalk is damaged and not 

maintained in good repair, in violation of TCC Sec. 10-251(c). 
 8946 and 8948 Washington St. - looking south west from east side walls are 

damaged, in violation of TCC Sec. 10-253(c). 
 8948 Washington St. - east drainage/gutter is in disrepair, causing water to 

collect under downspout, in violation of TCC Sec. 10-253(h). 
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 8948 Washington St. - east exit doors’ sealing around edges is failing, in violation 
of TCC Sec. 10-253(n). 

 8960 Washington St. - cracked glass is presently in violation of TCC Sec. 10-
253(n). 

 8962 Washington St. - exposed electrical wires left of window are present and 
not concealed and covered, in violation of TCC Sec. 10-270(b) and 10-273(c). 

 8968 Washington St. - corner of North West overhang is severely damaged and 
not maintained in good repair, in violation of TCC Sec. 10-253(j). 

 8968 Washington St. - east exit and wall have settled and separated, in violation 
of TCC Sec. 10-253(c). 

 8968 Washington St. - east exit wall paint is peeling with accumulated rubbish in 
the lot, in violation of TCC Sec. 10-253(c) and Sec. 10-257(a). 

 8968 Washington St. - electrical outlet exposed, in violation of TCC Sec. 10-
273(c). 

 8952 Washington St. backside of south side of north building has holes bored 
through the EFIS system, in violation of TCC Sec. 10-253(c). 

 8810 Washington St. - Behind 8810 Washington St, along the south side is in 
disrepair. Concrete and asphalt surfaces are eroded and crumbling, paint is 
peeling, and pigeons/pests are present. Wood trim under gutters is rotted, 
pursuant to TCC Sec. 10-253(c), Sec. 10-251(c) and Sec. 10-258.  

 8948 Washington St. - bollards outside North East 8948 Washington St. are bent, 
in violation of TCC Sec. 10-251(c) and Sec. 10-253(c).  

 8962 Washington St.-Broken and exposed glass outside front of unit, in violation 
of TCC Sec. 10-253(n). 

 8960 Washington St. - broken and exposed window outside, in violation of TCC 
Sec. 10-253(n). 

 831 Washington St. - broken lamp and sign outside, in violation of TCC Sec. 10-
274. 

 8960 Washington St.-broken exposed glass outside, in violation of TCC Sec. 10-
253(n). 

 8866 Washington St.-broken light fixture needs new cover, in violation of TCC 
Sec. 10-260(d)(1)(b). 

 8960 Washington St.-broken fixture cover rear-east side of building, in violation 
of TCC Sec. 10-260(d)(1)(b). 

 8870 Washington St.-broken glass as required by TCC Sec. 10-253(n). 
 8946 Washington St.-broken glass as required by TCC Sec. 10-253(n). 
 8948 Washington St.-broken glass as required by TCC Sec. 10-253(n). 
 8850 Washington St.-broken glass, in violation of TCC Sec. 10-253(n). 
 8858 Washington St.-broken glass outside side-east door as required by TCC 

Sec. 10-253(n).  
 8960 Washington St.-broken glass outside, in violation of TCC Sec. 10-253(n). 
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 8860 Washington St.-center of parking lot in front of North building has massive 
pothole, in violation of TCC  Sec. 18-601(f)(1)(a). 

 8892 Washington St.-chipped and broken glass outside in violation of TCC Sec. 
10-253(n). 

 8880 Washington St.- damaged drywall and leaking gutter outside 8880 
Washington St. in violation of TCC Sec. 10-253(b)(8) / URMC Sec. 10-253(c). 

 8876 Washington St.-wall to west of 8876 Washington St. violation of TCC Sec. 
10-253(b)(8). 

 8850 Washington St.-dead birds and pigeon nests outside south side of 8850 
Washington St. in violation of TCC Sec. 10-258(d) 

 8804 Washington St. - door on east side has paint peeling in violation of TCC 
Sec. 10-253(c). 

 8948 Washington St. - east of exit the exterior wall is deteriorating from moisture 
in violation of TCC Sec. 10-253(c). 

 8948 Washington St. - east exit has a wooden post cemented to the ground 
which poses a trip hazard. Also a wooden structure is resting outside doorway. In 
violation of TCC Sec. 10-257(a). 

 8966 Washington St.-garages on east side of building in disrepair. In violation of 
Sec. 18-601(f)(1), Sec. 10-253(c) and Sec. 10-253(n). 

 8860 Washington St.-east side behind north bldg. has many pot holes throughout 
as required by TCC Sec. 18-601(f)(1). 

 8896 Washington St.-east overhang of south building, pursuant to TCC Sec. 10-
253(c). 

 8948-8946 Washington St. - holes in masonry block on east side. In violation of 
TCC Sec. 10-253(c). 

 8810 Washington St. east side of building the roof edge and wall. TCC Sec. 10-
253(c). 

 831 East 88th St. east wall wooden surfaces TCC Sec. 10-253(c). 
 761 East 88th St. faulty downspout outside leaking at top bend where gutter ties 

into downspout. TCC Sec. 10-253(h). 
 8858 Washington St. fixture wire hanging from ceiling-overhang. TCC Sec. 10-

273(c). 
 8858 Washington St. foundation eroding. TCC Sec. 10-253(b)(7). 
 8876 Washington St. gutter not working properly and destroying surrounding 

concrete and walkway. TCC Sec. 10-253(h) and Sec. 10-253(b)(7). 
 8810 Washington St. gutter and downspout at outside corner has eroded and not 

draining properly. TCC Sec. 10-253(h). 
 8880 Washington St. gutter and drainage is damaged and not working properly, 

walkway in this area is destroyed. TCC Sec. 10-253(h) and Sec. 10-251(c). 
 8850 Washington St. gutter is damaged and splash plate area is eroded and 

causing damage to surrounding walkway. TCC Sec. 10-253(h). 
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 8952 Washington St. hole in overhang of SW corner of building. TCC Sec. 10-
253(c). 

 8876 Washington St. laundry sign in middle of south lot outside of unit contains 
exposed electrical and conduit. TCC Sec. 10-273(c) and Sec. 10-253(c). 

 8850 Washington St. leaking gutters require repair to divert water into designated 
areas. TCC Sec. 10-253(h). 

 8949 Washington St. light post outside requires proper cover to protect from 
accidental injury and protect electrical. Surface is rusted. TCC Sec. 10-273(c) / 
and Sec. 10-253(c). 

 8860 Washington St. light post outside north building. Surface is rusted. TCC 
Sec. 10-253(c). 

 8810 Washington St. lights sagging above 8810 entrance with exposed wiring. 
TCC Sec. 10-273(c). 

 8860 Washington St. looking south at soffit of north building. TCC Sec. 10-
253(c). 

 8946 Washington St. exterior has rubbish. Parking lot in disrepair. Bent guardrail. 
North wall paint is chipped and peeling. TCC Sec. 10-253(c) and Sec. 18-
601(f)(1). 

 8860 Washington St. driveway between north building and 8948 Washington St. 
(salon). Potholes, pile of dirt/building materials. TCC Sec. 18-601(f)(1). 

 8860 Washington St. parking lot outside north building in disrepair. TCC Sec. 18-
601(f)(1). 

 8860 Washington St. main parking lot and sidewalk in area of 8946 Washington 
St. is eroded, cracked, and damaged.. TCC Sec. 10-251(c) and Sec. 18-
601(f)(1). 

 8948 Washington St. north wall TCC Sec. 10-253(c). 
 8860 Washington St. north east area of north building. TCC Sec. 10-253(c). 
 8860 Washington St. north parking lot and along building looking north. There 

are many potholes. TCC Sec. 18-601(f)(1). 
 8858 Washington St. North side of structure is damaged. TCC Sec. 10-253(c). 
 8968 Washington St. north wall of structure is damaged. TCC Sec. 10-253(c). 
 8810 Washington St. exterior on south side in disrepair. Rusted and dented light 

pole. TCC Sec. 10-253(c). 
 8850 Washington St. parking lot in poor condition. TCC Sec. 18-601(f)(1). 
 8858 Washington St. exterior OSB shall be painted. TCC Sec. 10-253(c). 
 831East 88th Ave. exterior soffits are damaged and failing. TCC Sec. 10-253(j). 
 8830 Washington St. overhang is damaged. TCC Sec. 10-253(c). 
 8804 Washington St. overhang above is severely damaged. TCC Sec. 10-253(c). 
 8896 Washington St. overhang above and west of unit. Exposed fire sprinkler 

must be properly secured. TCC Sec. 10-253(c). 
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 8962 Washington St. exposed wiring in overhang shall be terminated or 
concealed with holes repaired and painted. TCC Sec. 10-273(c) and Sec. 10-
253(c). 

 Every light post on the property is rusted with failed finishes.  All parking lot light 
poles must be repaired, prepped and painted. TCC Sec. 10-253(c). 

 
8800, 8860, 8876 and 8988 Washington St. exterior and parking lot lights are damaged, 
missing, and non-functional. These lights require replacement or repair in the following 
areas: 

 8806 Washington St. in front of post office, 3 corner lights 
 8820, 8830, 8840, 8852 8888, 8858 and 8892 Washington St. Non-working 

exterior lights in front of all these addresses.  
 855 East 88th St. South and SW corner lighting near church are not working.  
 8866 Washington St. laundry sign in south lot behind laundry.  Center lights 

along south wall.   
 8858 Washington St. east wall behind unit and south west corner near 831 E 

88th Ave.  
 8810 Washington St. south west wall behind. T-5 Lamps dead at south west 

corner.   
 8800 Washington St. lights out on north side of building.  
 8946 and 8948 Washington St. one light out above nail salon and neighboring 

unit store front. Almost every light around the building is out (2 working on the 
north side and one working on the south side).   

 8988 Washington St. none of lighting around or in front of the former pizza 
business is operating.   

 8970 Washington St. one SE corner light is not operational. 
 

All of the following exterior lighting issues are in violation on TCC Sec. 10-260(d)  
Street Light Poles throughout these properties which have non operable lamps are 
located at:  
 South east most corner has approximately 50% of the street lights non-operable.   
 Light post at southwest corner near the Corona Apartment building is out (also 

the post just behind the nail salon on other side of alley). 
 All four street light posts in front of smaller structure located at the north east side 

of the complex are out  
 Only 50% on the streetlights operate in front of 8954 Washington St.  
 8988 Washington St. has approximately 75% of the surrounding parking lots 

lights non-operational.  
Approximately 50% of the parking lot lights in front of and around the corner 
parking lot lighting around 8850 Washington St. are non-operational.  
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 Throughout the complex parking lot and drive lanes there are many violations 
regarding the condition and maintenance of the parking lot light poles and 
signage:  

 Exposed electrical at pull boxes located at the base of poles need proper covers 
throughout the complex.  

 A light pole located between 8810 and 8970 Washington St. have broken anchor 
bolts, is leaning and is a collapse hazard.  

 The marquee sign located at the southwest corner has exposed electrical wiring, 
missing panels, and exposed lamps and electrical.  

 Light post at southeast corner near water dispenser adjacent to 831 East 88th St. 
is bent and leaning with damaged mounting bolts. This is a collapse hazard.  

 T-5 Fixture above 8810 Washington St. is sagging and must be secured to the 
structure.  
 

Unless otherwise approved by the City, repairs must be completed within 15 days from 
the date of this correspondence. Once the violations have been remedied please 
contact me at 303-538-7298 or e-mail at chris.kruhmin@thorntonCO.gov or 
buildings@thorntonCO.gov and an inspection will be performed to verify the required 
repairs.  
 
The property owner or owner’s authorized agent has the right to appeal this notice of 
violation to the Building Code Advisory Board in accordance with TCC Sec. 10-246(a) 
within 20 days of service of this notice. Please be advised that the City has a right to file 
a lien against the property in accordance with TCC Sec. 10-241(c). 
 
Your failure to respond to this correspondence will result in the City of Thornton taking 
further applicable legal action to enforce the applicable provisions of the TCC and 
remedy the violations. 
 
Sincerely, 
 

 
Chris Kruhmin 
Property Maintenance Inspector 
Building Inspection Division 
City Development Department 
  
cc: Greg Wheeler, Chief Building Official  

Bob Gardner, Building Inspection Supervisor 
Justin Nielsen, Building Inspection Supervisor 
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