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The following report, the "#$%&'1()%0* (+',-##(.%0/"&$-)-"&0'1234%nas prepared for
the Golden Urban Renewal Authority and Golden City Council in December 2011. The
purpose of this work was to analyze conditions within a defined Survey Area (also
referred to here as “the Area”) located within the City of Golden, Colorado and Jefferson
County, Colorado, in order to determine whether factors contributing to blight are
present and whether it is, therefore, eligible as an urban renewal area under the
provisions of the Colorado Urban Renewal Law.

The Area includes a single parcel which comprises the proposed Gateway Village
development and a right-of-way situated north of the interchange of Interstate 70 (I-70)
and U.S. Highway 40 in the southern portion of the City of Golden as illustrated in Figure
1 on the following page. All property owners of record (Gateway Development Group,
LLC and Dinosaur Ridge Metropolitan District) were notified that the Survey was being
conducted.

This "#$%&"()%*(+',-##(.%/"&$-)-"&0'1234%epresents a necessary step in the
determination of blight and establishment of an urban renewal area with the intent of
addressing the problems outlined herein. As such, it is also an important step in
advancing community goals set out in the City’s comprehensive planning documents
specifically related to property investment and reinvestment. The planned Gateway
Village is located in the Heritage Square / Gateway Village Significant Area of Change
identified in the 2011 City of Golden Comprehensive Plan. Significant areas of change
reportedly represent “the parts of Golden that could be re-imagined as new ‘places’

within the community, as well as handle the greatest intensity of development.” In this
same document, Gateway Village is described as “an unfinished development at the
southernmost tip of Golden ... conceived as a hotel and retail site that will primarily
serve visitors on their way to and from the mountains.” The area is considered “fairly
isolated from the rest of the community warranting special attention to connections for
pedestrians, cyclists and transit riders in an effort to improve accessibility to the rest of
the City. “
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Establishment of an urban renewal area, after a declaration of blight, will allow the City
of Golden, through its urban renewal authority, to use designated powers to assist in
the mitigation of blighting conditions on the property and improvement of
infrastructure within and adjacent to its boundaries.

>067-&-)-"&" 7' @#-.A)

A determination of blight is a cumulative conclusion based on the presence of several
physical, environmental, and social factors defined by state law. In reality, blight is

often attributable to a multiplicity of conditions, which, in combination, tend to
contribute to the phenomenon of deterioration of an area. For purposes of this Survey,
the definition of a blighted area is based upon the definition articulated in the Colorado
Urban Renewal Law, as follows:

'56#-.7)%3$'(3%(8'9%(&0'(&'(3% () 7():'-&"-)0;3%0%&) '<"&$-)-"&'(&$'20%" (&$:'=+'3%(0"&">"
)7%";3%0%&<%">'() #96(0)'>"23">") 79%">"##"+-&.">(<)"30:'02=0)(&)- (##+'-9:(-30"3'(33%0)0) 7%
0"2&$'.3"%) 7">") 7%'92&-<-; (#-)+:'3%)(3$0) 7%";3"4-0-"&"">'7"20-&."(<<"99"$()-"&0:"3'
<"80)-)2)%0'(&'%<"&"9-<"3'0"<-(#'#-(=-#-)+:'(&$-0'(9%&(<%") ") 7%, 2=#-<'T%(#)7:'0(>%)+:'
9"3(#0:"3*%tt>(3%7"

@A  1#29:$%)%3-"3()%%:"'3'$%)%3-"8[32c)23%0B

@=A  C3%$"9-&(&<%">'$%>%<)-4%"3"-&($%D2()%'0)3%%) #(+"2)B

@%A  E(2H)+#")H(+"2)-&'3%H()-"&")"0-F%: ($%D2(<+:'(<<%00-=-#-)+:"3'20%>2#&%00B

@$A G&O(&-)(3+"3'280(>%'<"&$-):"&0B

@%A HI%)%3-"3()-"&">'0-)%"3")7%3'-9;3"4%9%&)0B

@>A G&202();".3(;7+"3-&($%D2()%";2=H#-<-9;3"4%9%&)0"'3'2)-#-)-%60B

@A HY%>%<)-4%"3'28202(# <"&S$-)-"80">")-J#%'3%6&$%3-&IITI0Y6) A BE:

@TA  K7%'%L-0)%&<%">'<"&$-)-"8&0)7() %&S$(&. %3 H#->%"3';3";:%3)+'=+'>-3%""3") 7%3'<(20%0B

@A 62-#$-8&.0)7() (3BRO(>%"3 28 7% (#)T+>"3:%30"&0") " #-4%""3*"3]"-&'=%<(20%">"
=2-#$-&.'<"$%'4-"H()-"&0:'$-#(;-$()-"&0:'$%) %3-"3()-"&'$%6>%6<)-4% '$%0- &' 7+0-<(#
<"80)32<)-"&:"3'>(2#)+"3"-&($%D2()%">(<-#-)-%0B

@MA N&4-3"8&9%&)(#<"&)(9-&()-"&">'=2-#$-&.0"3";3";9%3)+B'

@JIOPATY%'%L-0)%&<%"> T%(#) 7 0(>%)+:"3*%6#>(3%">(<)"30'3%D2-3-&.'7-. 7 #Y%4%6#0">"
928-<-;(#'0%34-<%0"3'02=0)(&)-(#';7+0-<(# 2&$%32)-#-F()-"& "3 4(<(&<+">'0-)%0:"
=2-#$-&.0:"'3")7%3'-9;3"4%9%6&)0B

@HA  Q>)7%3%'-0'&""=M%<)-"&">'02<7";3"%3)+"*&%3"3"*&%30'(&$') 7% %&(&) "3
)%&(8)0">'02<7"*&%3"3"*8&%30: +2)(§7%-&<#20-"8&">'02<7"3":%3)+-& (&'
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23=(&'3%&Yo*(# (3%(:'5=#-.7)%$'(3%(8'(#0"9%(&0'(&'(3%(") 7():"-&"-)0';3%0%&)
<"8$-)-"8(&$'20%'(&5:'=+3%(0"&"">") 7%"; 3% 0%& <IBIE 4§ F%'>(<)"30"
0%<->-%3$-&"(3(.3(:70'@(A")" @IOPA™>')7-0'02=0%<)-"&' @RA:'02=0)(&)-(##+'-9;(-30"3"
(33%0)0)7%0"28$".3"%)7">") 79%'92&-<-: (#-)+:'3%)(350") 7%":3"4-0-"8">'7"20-&.
(<<"99"$()-"80:"3'<"&0)-)2)%0'(&'%6<"&"9-<""3'0"<- (H H#-(=-#-)+1 (&$"-0'(9%&(<%'
)"V 7%' 24 TY(#) 7-'0(>%)+:'9"3(HO" 3 *Yet>(3%0"E"3':23;"0%0"™>") 7-0(3(.3(;7"
@SA)T%>(<))7()'(&"*8&%63">'(&'-&)%3%0) -&'02<7";3";%3)+'$"%0'&") "=M%<)')") 7%’
_&<#20-"8">'02<7"3":%3)+-&") 7% 23=(& 3%&Ye* (#'(3%('$"%0'8") 9%(&") 7()') 7%
"*&%3'7(0*(-4%$'(&+'3-.7)0">'02<7"*&%3"-&'<"&&Y<)-"&'"*-) 7' #(*0"."4%3&-&.'
<"&$%9&()-"&0"

1"23<%?"/"#"3($" T%4-0%3$'1) () 2)RRB/U@RAO

While the conclusion of whether an area constitutes a legally “blighted area” is a
determination left to municipal legislative bodies, this Survey provides detailed
documentation of the aforementioned physical, environmental and social factors as
they exist within the boundaries defined herein. Note: It is not legally necessary for
%4%8Bactor to be present in an area in order for it to be considered “blighted”. In
addition, a given factor need not be present on each and every parcel or building to be
counted, but must be found somewhere in the area as a whole. In other words, the
presence of one or more well-maintained, non-blighted buildings or parcels does not
necessarily preclude a finding of blight for a larger area in which blighting factors are
present elsewhere’. Rather, an area qualifies as blighted when >"23or more factors are
present (or >-4%actors, in cases where the use of eminent domain is anticipated). As
explained in item (l) above, this threshold may be reduced to the presence of "&%
blighting factor in cases where no property owners in the area object to inclusion in an
urban renewal area. Whereas all of the parcels in the Golden Gateway Village Survey
Area are owned by Gateway Development Group, LLC and the Dinosaur Ridge
Metropolitan District and they do not object to inclusion in an urban renewal area, only
one condition need be present. As you will see herein, regardless of this lower
threshold for eligibility, six conditions were found in the Area.

With this understanding, the'"#$%&'()%*(+',-##(. %/"&$-)-"&0'1234%ptesents an
overview of factors within the Area sufficient to make a determination of blight. The
“Summary of Findings” (below) provides conclusions regarding the presence of
qualifying conditions in the Area; however, the Golden City Council will make a final
determination as to whether the Survey Area constitutes a “blighted area” under
Colorado Urban Renewal Law.

1 While not clearly addressed in Colorado Urban Renewal law, this interpretation has been favored by the
courts.
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Ricker Cunningham personnel conducted field investigations in December of 2011 for
the purpose of documenting conditions within the categories of blight shown above.
Pertinent Geographic Information Systems (GIS) data from the Jefferson County
Assessor and City of Golden were also obtained and subsequently analyzed. Finally,
discussions with City of Golden staff and GURA representatives were conducted and
collectively the results of these efforts are discussed herein.

Whereas the 11 factors listed in the Urban Renewal Law (see Section 2.0 of this report)
contain few specific details or quantitative benchmarks to guide the conditions survey
process, Ricker Cunningham has developed a checklist of more specific categories of
blighting conditions within each statutory factor to aid in the identification and
characterization of blight factors. This checklist has been used in nearly 50 urban
renewal conditions surveys for dozens of municipalities across Colorado, and the
Southern and Western United States.

D(E 1#2FG'$%)%3-"3()%$G"3'$%)%3-"3()-&.'0)329)23%0

This factor is said to be present when the physical condition of structures in the
area present specific life-safety concerns. Sub-categories include:

Roof deterioration/damage

Wall, fascia board and soffit deterioration/damage
Foundation problems (can also be inferred from subsidence)
Gutter/downspouts: deterioration or absence

~h ~h —~h —h —%

Exterior finish deterioration (i.e. peeling or badly faded paint, crumbling
stucco, cracked masonry, etc.)

~

Window and/or door deterioration/damage

~

Stairway/fire escape deterioration/damage

f Mechanical equipment (problems with or damage to major mechanical
elements of primary structure)

f Loading areas: damage/deterioration

~

Fence/wall/gate damage or deterioration
f Other structures: deterioration to significant non-primary structures

Y
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DHE 13%$"F-&(&9%"?'$%7%9)-4%"'3"-&($%J2()%'0)3%%0) #(+"2)

This factor is said to be present when the layout (or non-existence) of streets or
roads creates problems impacting health, safety, welfare or sound development.
Sub-categories include:

f Vehicular access: ingress and/or egress options for automobile traffic are
unsafe or significantly inconvenient for visitor or customers

f Internal circulation: non-public, internal roadways or driveways are unsafe,
significantly inconvenient or present safety problems relative to their
interaction with public roads

f Driveway definitions/curb cuts: unsafe or significantly inconvenient

—~

Parking layout substandard: causing safety or access problems
f Traffic accident history: (when data is available), disproportionate share of
reported vehicular accidents

DOE :(2#)+#") #(+"2)"-&'3%#()-"&")"0-K%G'($%J2(9+G'(99%00-H-#-)+G"'3'20%? 2#8%00

This factor is said to be present when lot size or configuration inhibits or is likely
to inhibit sound development. Sub-categories include:

f Faulty lot shape or layout: narrow, triangular, split, and other shapes
incompatible with most land uses. Can include parcels that are blocked from
direct vehicular access by other parcels.

f Vehicular access unsafe or significantly inconvenient. Because access involves
the interplay between lots and roadways, parcels with poor access are usually
found to have both category (b) and (c) present.

f Inadequate lot size. This can depend on the context (i.e. downtown and/or
historical environments can often develop successfully with smaller lots,
whereas suburban locales are expected to have larger parcels available for
development)

D$H &O0(&-)(3+"3'2&0(?%'9"&$-)-"&0
This factor is said to be present when safety hazards and conditions are likely to

have adverse effects on the health or welfare of persons in the area due to
problems with a lack of infrastructure. Sub-categories include:
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~h ~h —h —h —h —~h —h

Poorly lit or unlit areas

Cracked or uneven sidewalks

Hazardous contaminants

Poor drainage

Flood hazard: substantially within a 100-yr floodplain, according to FEMA
Grading/steep slopes: terrain that presents a safety hazard due

Unscreened trash or mechanical equipment: openly accessible dumpsters
(note: this is scored as a safety problem under this statutory factor even if not
a municipal code violation) or potentially dangerous mechanical equipment
Pedestrian safety issues: often related to other blight factors, this sub-
category is present when pedestrian and cyclists face a clear danger from
sidewalk problems, lack or crosswalks/crossing lights, fast-moving traffic, etc.
High crime incidence: (when data available), usually defined as an area with a
disproportionate share of police calls for service

Vagrants/vandalism/graffiti: while usually not a direct safety threat, can be
indicative of unsafe urban environments

D%E >%)%3-"3()-"&"?'0-)%"3")A%3'-FM3"4%F%&)0

This factor is related to factor (a), and said to be present when land and/or

structures have been either damaged or neglected. Sub-categories include:

~h ~h ~h —~h —~H —h

Presence of billboards

Signage problems: deteriorating, damaged

Neglected or poorly maintained properties

Trash/Debris/Weeds

Parking surface deterioration/damage

Lack of landscaping: reserved for properties with an expectation of
landscaping (due to zoning or context) but with none (or landscaping that has
become neglected)

D?E L&202(#)"M".3(MA+"3-&($%J2()% M2H#-9'-FM3"4%F%&)0"3'2)-#-)-%0

This factor represents the combination of two formerly separate factors. To that

end, it is said to be present when the topography is incompatible with

development (hilly, sloped, etc.) or properties are lacking complete public

infrastructure. Sub-categories include:
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—~

Slopes or unusual terrain

Street pavement deterioration or absence

Curb and gutter deterioration or absence

Street lighting inadequate, damaged or missing

Overhead utilities in place (considered obsolete relative to underground
utilities)

Lack of sidewalks (or significant damage)

Water/Sewer service: missing or in need of repair/replacement

Storm sewer/drainage missing or damaged

D.E >%7?%9)-4%"3'2&202(#9"8&$-)-"&0"2")-)#%'3%&$%3-&..") AT PP &1 &o

This factor is said to be present when there are problems with the marketability of

property titles, including unusual restrictions, unclear ownership, etc. Due to the

expense of title searches, this blight factor is typically not examined unless

developers or land owners provide documentation of known problematic title

issues. (No sub-categories).

'DAE PA%'%Q-0)%&9%"'?'9"&$-)-"8BFA()8. %3'#-7%"3'M3"M%3)+'H+'?-3%"3")A%3'9(20%0

This factor is said to be present when site and / or building maintenance or use

issues exist that may threaten site users. This factor also includes potential

threats from fire or other causes. Sub-categories include:

-

Fire safety problems: identified through fire code violation data (where
available), discussions with fire department personnel, or evidence of recent
fires

Hazardous contaminants: an “other cause” posing danger to life/property
High crime incidence (note: included in other factors)

Floodplain/flood hazard (note: included in other factors)

D-E @2-#$-&.0)A()'(3%'28&0(?%"3'2& A% (#)A+'?"3'M%30"&0") "#-4%"3*"30'-& H%9(20%"?'
H2-#$-&.'9"$%'4-"#()-"&0G'$-#(M-$()-"&0G'$%)%3-"3()-"&G'$%?%9) -4%'$%0-.&G' MA+0-9(#'
9"80)329)-"&G"3'2(2#)+"3"-&($%J2()%'?(9-#-)-%0

This factor is said to be present when primary improvements, specifically those

described in the context of factors (a) and (d) above, as well as property, poses a
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danger to the extent that habitation and/or daily use is considered unsafe. Sub-
categories include:

f Hazardous contaminants

~~

High crime index
f Building/facilities unsafe: this determination is best made through interior
inspection but can be obvious with outside observation in some cases.

DRE S&4-3"&F%&)(#'9"&)(F-&()-"&"?'H2-#$-&.0"3'M3"M%3)+

This factor is said to be present when there exist threats from chemical or
biological contamination. Unlike category (i) above, this factor can be said to exist
even when such contamination does not pose a direct health hazard, so long as it
causes other problems (i.e. inhibits development). Sub-categories include:

f Hazardous contaminants

'DO6FA%'%Q-0)%&9%"?'A%(#)AG'0(?%)+G"3"*%#7?(3%'?(9)"30R%IDHETA- A’
F2&-9-M(#'0%34-9%0"3'02H0)(&)-(#' MA+0-9(#'2&$%32)-#-K()-"&™3'4(9(&9+"?'0-)%0G'
H2-#3$-&.0G"3")A%3'-FM3"4%F%&)0

This factor is said to be present when properties or their improvements are
underutilized; or, there is a disproportionate amount of public service being
provided. For instance, properties generating frequent calls for police, code
enforcement or fire service and therefore, requiring more than their share of
municipal services. Sub-categories include:

f High fire call volume

~

High crime incidence (reflected in police calls for service)
f Site underutilization (vacant land or buildings more than approximately 20
percent vacant)

U67  1234%+<3%(":(9)0

The overall Survey Area consists of a single parcel of land, approximately 23 acres and
owned by Gateway Development Group, LLC and the Dinosaur Ridge Metropolitan
District. The U.S. Highway 40 right-of-way runs parallel to the eastern edge of the Area
(from north to south).
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The presence of blight that “...02=0)(&)-(##+'-9;(-30"3'(33%0)0") 7%'0"2&%$'.3"*) 7" >") 7%’
92&-<-;(#-)+:'3%)(3%$0")7%";3"4-0-"&"">'7"20-&."(<<"99"$()-"&0:"'3'<"&0)-)2) %0' (&'
%<"&"9-<"3'0"<-(#'#-(=-#-)+:"(&$'-0'('9%8&(<%")") 7%";2=#-<'T%(#) 7:'0(>%)+:'9"3(#0:"'3'
*00#>(3% QEad8ado Revised Statute 31-25-103(2)]

8)'-0)A%'9"&9#20-"&"?")A-0'1234%+")A()G"*-)A-&")A%'<3%('$%093-H%$'-&")A-0'3%M"3) G')A%3%'
(3%'($4%30%'MA+0-9(#'9"&$-)-"&0'02?77-9-%&)") "F%%)'93-)%3-('%0) (H#-0A%S$'-& ) A%'1) () 2) %' (0’
VH#-.A)-&."?(9)"308¥ described herein, there are 6 of 11 blight factors present

including: 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; and, k.5) existence of health, safety, or

welfare factors requiring high levels of municipal services or substantial physical

underutilization or vacancy of sites, buildings, or other improvements.

Whereas the Area is entirely comprised of vacant land, there are no factors related to

structural deterioration. However, lot and street layout problems, inadequate provisions

for pedestrian safety, and inadequate public improvements, together with obvious site

underutilization could lead the legislative body to a finding that the Area is blighted. Six

of the 11 possible qualifying blight factors specified by the law were found to at least

some extent in the Area as a whole (all of which were also found to be present and

significant in terms of their potential to negatively impact welfare, safety and

development potential), each of which is described in detail in the discussion that

follows. Note: Ricker Cunningham did not perform a title search on any properties

within the Area; therefore, factor g ($%>%<)-4%"'3'2&202(#')-)#%'3%&$%3-&.";3";%3)+'
2&9(3J%)(=#Pvas not identified.

DHE 13%$"F-&(&9%"?'$%7?%9)-4%"'3"-&($%J2()%'0)3%%0) #(+"2)

Predominance of defective or inadequate street layout can be considered present
when existing roads are insufficient to meet the needs of improvements within
the Area, or there is a lack of streets or the streets that are in place are
deteriorating. The Gateway Village Survey Area is comprised of a single large
parcel without any streets, making portions of the property, particularly along its
western boarder inaccessible. Access along the perimeter of the site is limited
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D$E

along both its southern and eastern boundaries and currently only available along
the north /south stretch of U.S. Highway 40. Along the east / west portion of U.S.
Highway 40 (the southern boundary of the site), the owner has yet to secure a
right-of-way from CDOT Region 1 to facilitate construction of a second point of
access. Note: CDOT is willing to convey the surplus right-of-way, but it has yet to
be completed.

The following sub-categories of factor (b) were found in the Survey Area:

f Vehicular access - ingress and egress is awkward
f Internal roadways are incomplete
f Driveway definitions and curb cuts are unsafe

[(2H)+H") #(+"2)"-&'3%H#()-"&) "0-K% G ($%JI2(9+G'(99%00-H-#-)+G""3'20%?24#&%00

Because poor vehicular access is also a characteristic of faulty lots, the Area
suffers from this blight factor for the reasons explained under (b), above.

The following sub-categories of factor (c) were found in the Survey Area:
f Vehicular access unsafe and inconvenient
L&O(&-)(3+"3'2&0(?%'9"&$-)-"&0

Multiple factors contribute to unsafe conditions in the Area. Among them is a lack
of improved roadways, as explained under (b) above. Additionally, steep slopes
(described in factor (f) below) along the property’s eastern and western edges,
combined with insufficient lighting and incomplete sidewalks and trails could
easily endanger both pedestrians and cyclists. As explained below under Factor
(e), trash, debris and remnant pieces of infrastructure are visible on the property
contributing to both unsanitary and unsafe conditions.

The presence of floodplains can be considered in the context of this factor. While
there is no direct recognized flood danger to the property, Lena Gulch is a FEMA
flood plain located shortly downstream from the site. Specific drainage
improvements necessary to protect the site from flooding in the upper reaches of
the Gulch will be required as part of any development program.
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The following sub-categories of factor (d) were found in the Survey Area:

Poorly lit or unlit areas

Poor drainage

Grading/steep slopes

Unscreened trash or mechanical equipment
Pedestrian safety and cyclist issues

~h ~h ~h —~h —~H —h

Off-site flooding impacts
D%E >%)%3-"3()-"&"?'0-)%"3")A%3'-FM3"4%F%&)0

Development of the property was originally conceived of and initiated
approximately two years ago. Among the improvements completed, a retaining
wall and incomplete trail system have not been maintained and are now eroding.
There is remnant infrastructure along its eastern border and trash and debris has
blown onto the property.

The following sub-categories of factor (e) were found in the Survey Area:

f Neglected and poorly maintained property
f Trash, debris and weeds
f Lack of landscaping (as required by zoning)

'DPE L&202(#)"M".3(MA+"3"-&($%J2()%'M2H#-9'-FM3"4%F %&)0"3'2)-#-)-%0

The site’s topography is steep, particularly along its eastern and western edges.
Significant retaining walls have been installed along portions of the properties
southern and eastern edges. Sections of the walls, however, have become
degraded and will require repair and reinforcement prior to completion of
improvements within the Area. Further, none of the walls have been certified by
a Professional Engineer. Overhead utilities are visible throughout, yet the Area is
unlit.

Public improvements and utilities that are lacking and which will require
completion as part of any development program include: connections to water
and sanitary sewer mains located in adjacent rights-of-way; a water storage tank
and pump system; a storm water collection / detention system; onsite roadways,
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curbs and gutters; sidewalks and trail improvements; street lighting; curbs and
gutters; on-site provisions for storm drainage; and, water quality features.

Although water and sewer are available in the vicinity of the Survey Area, existing
inadequacies constitute a substantial deterrent to development within its
boundaries. Additionally, the absence of an operating domestic water and / or fire
protection system presents a danger for this and surrounding properties.
According to the City of Golden Public Works Department, none of the completed
off-site improvements were ever accepted by the City of Golden and will need to
pass all required tests prior to use. Finally, a trail installed along U.S. Highway 40
on the eastern border of the Area is incomplete and now eroded and a detention
system is required to provide 10- and 100-year controls from off-site flooding.

The following sub-categories of factor (f) were found in the Survey Area:

Slopes and unusual terrain

Street pavement absence

Curb and gutter absence

Street lighting inadequate and missing
Overhead utilities

Lack of sidewalks

Water and sewer service missing
Storm sewer and drainage missing

~h R —h R ~h ~h —~H —h —n

Retaining wall damage

'DOGFRY%'%6Q-0)%&9%" 2 A% (#)AG'0(?%)+G " 3* % BUI'3(Q) BOA HI6AY6H0"?"
F2&-9-M(#0%34-9%0"3'02H0)(&)- (# MA+0-9(# 2&$%32)-#-K()-"&"3'4(9(&9+"?'0-)%0G"
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The Survey Area does not generate substantial calls for municipal services largely
because of its physical vacancy. However, whereas all of the parcels that
comprise the Area are unimproved, there is clearly “underutilization or vacancy of
sites.” The following sub-category of factor (k.5) was found in the Survey Area:

f Site underutilization (vacant land)
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Table 2 summarizes the findings across all surveyed parcels. As shown, six factors of the
11 total possible factors were found, to some extent, within the Survey Area. In this
case, all six factors (as discussed earlier) were present to a degree that appeared likely
to have a significantly negative impact on safety, welfare and/or sound development.

P(H#%"
"#$%&' () %*(+',-##(.%/"&$-)-"&0'1234% ML 2FF(3+"?":-&$-&.0'
@#-.A)'W2(#-?+-8 13%0%&)
:(9)"3"
(a)
(b)
(c)
(d)
(e)
(f)
(g) n.a.
(h)
(i)
(i)
(k5)
Total Factors 6

o x| x| x| x|
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Gateway Village Parcel
- Condition B Present

ROW (Right-0F-Way)

Golden Municipal Boundary
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e Tuadday, Januan
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Gateway Village Parcel
- Caendition C Present
OW (Right-Of-Way)
Golden Municipal Boundary

] 125 0 T50 1,000
I T T 0 D Fect
1 inch equals 300 fest

ale Tuesdey, fanuany 03, 2

o
RICKER | CUMMINGHAM  (303) 458-5800  rickercunningham.com et
B200 South Quebec Street. Suite A3-104 - Centennial, CO BD112-4411 """""



!

- ——
-
->_w

N

Ricker|Cunningham

(7)"4' <$>'B&: (&) (4+"4'3&: (BU'T"&S-)-"&:

Gateway Vilage Parcel
- Condition D Present
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Gateway Village Parcel
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Gateway Village Parcel
- Condition F Present
OW [Right-0f-Way)
Golden Municipal Boundary
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