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1.0 Blight Study Purpose and Methodology 
 
The purpose of this study is to determine whether the Steamboat Springs Base Area Reinvestment 
Study Area (“Study Area”) constitutes a “blighted area” within the meaning of Colorado Urban Renewal 
Law, and whether the Study Area should be recommended for such urban renewal efforts as the City of 
Steamboat Springs may deem appropriate to prevent further deterioration and blight. 
 
This study includes the following tasks: 
 

• Task 1: Project Initiation, Data Collection and Mapping 
• Task 2: Field Survey and Verification 
• Task 3: Documentation and Presentation of Findings 

 
The methodology employed in this study was to first define the Study Area boundaries and obtain data 
on a number of attributes about the Study Area.  The Study Area was then carefully evaluated through 
an extensive field survey for physical evidence of blight.  This evidence was then categorized and 
analyzed as to its applicability to the criteria outlined in the Colorado Urban Renewal statutes.  Finally, 
the findings and conclusions regarding blight found within the Study Area were prepared and presented 
in report format.     
 
 
 
 
 



Steamboat Springs Base Area Reinvestment Study December 2004 

 

2 

2.0 Study Area Location and Definition 
 
The Steamboat Springs Base Area Reinvestment Study Area is located in the City of Steamboat 
Springs, Colorado, approximately 115 miles northwest of Denver.  The Study Area is located within the 
city in an area generally centered on the base area of the Steamboat Ski Area (see Exhibit 1: Local 
Context Map and Exhibit 2: Study Area Map). 
 
The Study Area consists of 195 complete real estate parcels, one partial real estate parcel, and portions 
of non-parcelized public open spaces and rights-of-way.  Given the large number of parcels and to 
allow for maps to be presented at a readable scale, the Study Area has been broken down into five 
subareas (see Exhibit 3: Subarea Overview Map), with the Study Area parcels identified on each of the 
subarea maps (see Exhibit 4: Parcel Subarea Maps).   
 
For each parcel, certain real property attributes were obtained from the City of Steamboat Springs.  This 
information consists of the Routt County Assessor’s Parcel Identification Number (PIN), the property 
address, and the parcel size in acres.  For some parcels, the PIN and/or property address were not 
available.  In those cases, the parcel’s subdivision or general street location has been provided.  These 
parcel attributes are shown in Exhibit 5: Study Area Parcels.  The data shown in Exhibit 5 may not 
reflect changes in parcel attributes due to recent subdivision or consolidation of parcels.  Neither the 
parcel maps nor the list of parcels in this document are intended as a legal description of the Study 
Area. 
 
The total land area of the parcelized portion of the Study area is approximately 304 acres.  The non-
parcelized public open spaces and rights-of-way cover approximately 43 acres, for a total Study Area 
measuring approximately 347 acres.  
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Exhibit 1:  Local Context Map 
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Exhibit 2:  Study Area Map 
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Exhibit 3:  Subarea Overview Map 
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Exhibit 4:  Parcel Map – Subarea 1 
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Exhibit 4:  Parcel Map – Subarea 2 
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Exhibit 4:  Parcel Map – Subarea 3 
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Exhibit 4:  Parcel Map – Subarea 4 
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Exhibit 4:  Parcel Map – Subarea 5 
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Exhibit 5: Study Area Parcels 

 Map ID PIN Address / Location Acres

001 n/a Mount Werner Road 2.56        
002 238799001 1285 Turning Leaf Court 0.25        
003 234900030 1277, 1279 Turning Leaf Court 0.37        
004 234900031 1272, 1274 Turning Leaf Court 0.40        
005 234900032 1286, 1288 Turning Leaf Court 0.40        
006 n/a Mores Corner 0.42        
007 246299001 Mores Corner 0.33        
008 247199001 Mores Corner 0.31        
009 234900001 2095, 2097 Indian Summer Drive 0.30        
010 246199001 Mores Corner 0.35        
011 234900003 2067, 2069 Indian Summer Drive 0.33        
012 234900004 2053, 2055 Indian Summer Drive 0.28        
013 234900005 2039, 2041 Indian Summer Drive 0.28        
014 234900006 2025, 2027 Indian Summer Drive 0.29        
015 234900007 2013, 2015 Indian Summer Drive 0.28        
016 234900008 1997, 1999 Indian Summer Drive 0.31        
017 234900009 1983, 1985 Indian Summer Drive 0.39        
018 n/a Mores Corner 0.49        
019 n/a Mores Corner 0.87        
020 224899001 Moraine Circle 7.18        
021 234900010 1996, 1998 Indian Summer Drive 0.27        
022 234900011 2000 Indian Summer Drive 0.27        
023 234900012 2002, 2006, 2008 Indian Summer Drive 0.28        
024 234900013 2014, 2016 Indian Summer Drive 0.43        
025 n/a Mores Corner 0.79        
026 234900014 2024, 2026 Indian Summer Drive 0.31        
027 234900015 2030, 2032 Indian Summer Drive 0.27        
028 234900016 2046, 2048 Indian Summer Drive 0.27        
029 234900017 2082, 2084 Indian Summer Drive 0.29        
030 234900018 2096 Indian Summer Drive 0.34        
031 234900022 1385, 1387 Turning Leaf Court 0.27        
032 234900021 1374, 1376 Turning Leaf Court 0.30        
033 234900020 1360, 1362 Turning Leaf Court 0.40        
034 234900019 1348, 1350 Turning Leaf Court 0.34        
035 247099001 Mores Corner 0.29        
036 234900027 1315, 1317 Turning Leaf Court 0.32        
037 234900026 1329, 1331 Turning Leaf Court 0.28        
038 234900025 1343, 1345 Turning Leaf Court 0.25        
039 234900024 1357, 1359 Turning Leaf Court 0.25        
040 234900023 1371, 1373 Turning Leaf Court 0.32        
041 n/a Rockies Condos 4.54        
042 n/a Rockies Condos 1.01        
043 144102001 2010 Cornice Road 1.32        
044 144102002 1950 Cornice Road 0.83        
045 144102003 Cornice Road 0.81        
046 165501004 1830 Cornice Road 0.95        
047 144101006 1855 Christie Drive 0.98        
048 144101007 1895 Christie Drive 0.84        
049 144101008 1933, 1935 Christie Drive 0.81        
050 144101009 1995 Christie Drive 1.59        
051 144101002 1960 Christie Drive 0.69        
052 144101001 2020 Christie Drive 0.15        
053 144101003 1910 Christie Drive 1.07        
054 144101004 1872 Christie Drive 0.77        
055 144101005 1820 Christie Drive 0.92        

   Subarea 1

Map ID PIN Address / Location Acres

056 936223006 River Queen Way 1.13        
057 936223007 River Queen Way 0.61        

   Subarea 1

058 218100001 2300 Mt Werner Circle 2.74        
059 218100001 2300 Mount Werner Circle 22.37      
060 n/a Mount Werner Circle 3.94        
061 936214004 Mount Werner Circle 3.85        
062 936281002 Mount Werner Circle 42.88      
063 118901000 Eagle Ridge 3.19        
064 n/a Eagle Glen Lane 0.15        
065 n/a Eagle Glen Lane 0.14        
066 n/a Eagle Glen Lane 0.13        
067 n/a Eagle Glen Lane 0.16        
068 n/a Eagle Glen Lane 0.18        
069 241000006 1379 Eagle Glen Drive 0.15        
070 241000005 1391 Eagle Glen Drive 0.19        
071 241000004 1403 Eagle Glen Drive 0.18        
072 241000003 1427 Eagle Glen Drive 0.19        
073 241000002 1439 Eagle Glen Drive 0.21        
074 241000001 1451 Eagle Glen Drive 0.31        
075 n/a Eagle Ridge Drive 2.37        
076 n/a Eagle Glen Lane 0.25        
077 241000101 1422 Eagle Glen Drive 0.55        
078 241000102 1380 Eagle Glen Drive 0.72        
079 n/a Eagle Ridge Atriums Condos 0.82        
080 207500003 1410 - 1555 Flattop Circle (38 addresses) 7.98        
081 n/a Mount Werner Circle 2.31        

   Subarea 2

082 936214001 Ski Times Square 1.37        
083 936223011 Ski Times Square 0.96        
084 n/a Clock Tower Square Penthouses 0.92        
085 142700001 1830 Ski Time Square Drive 0.09        
086 142700002 Mountain Ventures 0.21        
087 n/a Xanadu 0.25        
088 n/a Xanadu 0.12        
089 936223008 Ski Times Square 0.62        
090 936223009 Ski Times Square 0.76        
091 n/a Ski Times Square 1.36        
092 n/a Ski Times Square 4.15        
093 135403001 2000 Ski Time Square Drive 2.06        
094 154900002 Ski Hill 1.47        
095 936223016 Ski Times Square 0.58        
096 n/a Ski Times Square 0.80        
097 936223015 1965 Ski Time Square Drive 1.06        
098 212500101 1847, 1855 Ski Time Square Drive 7.35        
099 n/a Ski Times Square 2.03        
100 n/a Steamboat Village Inn Condos 0.54        
101 154900007 Ski Hill 0.48        
102 936272004 Mount Werner Circle 1.08        
103 n/a Steamboat Village Inn Condos 0.14        
104 n/a Mount Werner Circle 0.06        
105 936272003 2200 Village Inn Court 3.72        

   Subarea 3

* 

* Part of this parcel lies outside of the Study Area 



Steamboat Springs Base Area Reinvestment Study December 2004 

 

12 

Exhibit 5: Study Area Parcels (continued) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Map ID PIN Address / Location Acres

106 154900006 2305 Mt Werner Circle 3.01        
107 n/a Snowflower At Steamboat Condos 6.24        
108 n/a Mount Werner Circle 0.08        
109 156105001 2525 Village Drive 1.12        
110 156107001 2500 Village Drive 1.19        
111 n/a Apres Ski Way 0.80        
112 n/a Apres Ski Way 0.80        
113 n/a Apres Ski Way 0.84        
114 n/a Apres Ski Way 0.70        
115 118506001 2286 Apres Ski Way 0.99        
116 118506002 Apres Ski Way 0.36        
117 133206002 2300 Apres Ski Way 0.50        
118 133206003 Apres Ski Way 0.80        
119 147206004 2322 Apres Ski Way 0.94        
120 n/a Ptarmigan Inn Condos 0.38        
121 147302006 Apres Ski Way 1.00        
122 112602001 Ski Trail Lane 0.98        
123 n/a Chateau Chamonix 0.22        
124 n/a Ski Trail 0.13        
125 156106005 Ski Trail Lane 0.72        
126 112602007 Ski Trail Lane 0.10        
127 n/a Ski Trail 0.02        
128 n/a Chateau Chamonix 0.07        
129 n/a Ski Trail Lane 0.06        
130 n/a Chateau Chamonix 0.09        
131 112602002 Ski Trail Lane 0.38        
132 112602007 Ski Trail Lane 0.10        
133 n/a Ski Trail Lane 0.12        
134 156302108 2310, 2312, 2314, 2316, 2318 Ski Trail Lane 1.50        
135 156302009 Ski Trail Lane 2.41        
136 156302010 Ski Trail Lane 1.81        
137 104500101 2430 Ski Trail Lane 1.71        
138 104600105 Ski Trail Lane 1.86        
139 156302011 2410 Ski Trail Lane 0.85        
140 n/a Ski Trail Lane 0.86        
141 n/a Ski Trail Lane 1.11        
142 156502004 Ski Trail Lane 0.74        
143 156502003 Ski Trail Lane 0.52        
144 156302002 Ski Trail Lane 0.67        
145 156302001 2350 Ski Trail Lane 0.76        
146 112301001 2315 Ski Trail Lane 1.46        
147 n/a Ski Trail Lane 0.02        
148 156301102 2325 Ski Trail Court 0.53        
149 156301103 2335 Ski Trail Court 0.57        
150 156301202 2320, 2322 Ski Trail Court 0.50        
151 156301203 2334, 2336 Ski Trail Court 0.63        
152 156301104 2395 Ski Trail Lane 0.55        
153 156301006 2405 Ski Trail Lane 0.77        
154 156301007 2265 Poma Lane 0.77        
155 156301204 2355, 2357 Poma Lane 0.39        
156 192699001 Poma Lane 0.84        
157 156301017 2605 Ski Trail Lane 0.87        
158 156301008 2340 Poma Lane 0.72        
159 156301016 2555 Ski Trail Lane 0.58        
160 156301009 2320 Poma Lane 0.62        

   Subarea 4

Map ID PIN Address / Location Acres

161 156301015 2525 Ski Trail Lane 0.65        
162 156301010 2300 Poma Lane 0.64        
163 n/a Ski Trail Lane 0.70        
164 239899001 Steamboat Trails Townhomes 2.59        
165 156303004 2490 Ski Trail Lane 1.51        
166 191500001 2485 Ski Trail Lane 0.74        
167 156303003 2462, 2480, 2482 Ski Trail Lane 0.96        
168 156301012 2465, 2467 Ski Trail Lane 0.78        
169 110000001 2455 Ski Trail Lane 0.74        
170 156303002 2460 Ski Trail Lane 0.93        
171 208999001 Ski Trail Lane 0.86        
172 144700001 2440 Ski Trail Lane 0.77        
173 154900004 Ski Hill 25.77      

174 154900001 Christie Base 4.09        
175 n/a Storm Meadows Drive 2.20        
176 153500001 2135 Burgess Creek Road 0.70        
177 153500002 Storm Meadows Drive 1.33        
178 n/a Storm Meadows Drive 2.37        
179 n/a Storm Meadows Drive 1.24        
180 n/a Storm Meadows Drive 1.86        
181 n/a Storm Meadows Drive 0.71        
182 n/a Storm Meadows Drive 8.14        
183 n/a Storm Meadows Drive 1.04        
184 n/a Storm Meadows Drive 0.32        
185 n/a Storm Meadows Drive 0.54        
186 n/a Storm Meadows Drive 0.50        
187 n/a Storm Meadows Drive 1.00        
188 n/a Storm Meadows Drive 0.85        
189 n/a Storm Meadows Drive 0.89        
190 n/a Storm Meadows Drive 1.12        
191 n/a Storm Meadows Drive 1.88        
192 167200002 Trails Edge 1.05        
193 167200001 Trails Edge 1.80        
194 n/a Burgess Creek Road 13.89      
195 229800002 1806, 1808 Stonecreek Court 0.73        
196 229800001 1805, 1809 Stonecreek Court 0.61        

304         
43           

347         

   All Subarea Parcels
   Non-parcelized Open Spaces and Rights-of-Way
   Study Area Total

   Subarea 5

   Subarea 4
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3.0 Colorado Urban Renewal Law 
 
In the Colorado Urban Renewal Law, Colo. Rev. Stat. § 31-25-101 et seq. (the “Urban Renewal Law”), 
the legislature has declared that an area of blight “constitutes a serious and growing menace, injurious 
to the public health, safety, morals, and welfare of the residents of the state in general and 
municipalities thereof; that the existence of such areas contributes substantially to the spread of 
disease and crime, constitutes an economic and social liability, substantially impairs or arrests the 
sound growth of municipalities, retards the provision of housing accommodations, aggravates traffic 
problems and impairs or arrests the elimination of traffic hazards and the improvement of traffic 
facilities; and that the prevention and elimination of slums and blight is a matter of public policy and 
statewide concern….” 
 
Under the Urban Renewal Law, the term “blighted area” describes an area with an array of urban 
problems, including health and social deficiencies, and physical deterioration.  See Colo. Rev. Stat. § 
31-25-103(2).  Before remedial action can be taken by a public agency, however, the Urban Renewal 
Law requires a finding by the appropriate governing body that an area such as the Study Area 
constitutes a blighted area. Id. § 107(1).   
 
The determination that an area constitutes a blighted area is a cumulative conclusion attributable to the 
presence of several physical, environmental, and social factors.  Indeed, blight is attributable to a 
multiplicity of conditions, which, in combination, tend to accelerate the phenomenon of deterioration of 
an area.  For purposes of the study, the definition of a blighted area is premised upon the definition 
articulated in the Urban Renewal Law, as follows: 
 
“‘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. The existence of conditions that endanger life or property by fire or other causes; 
i. Buildings that are unsafe or unhealthy for persons to live or work in because of building 

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

j. Environmental contamination of buildings or property; or 
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k. The existence of health, safety, or welfare factors requiring high levels of municipal 
services or substantial physical underutilization or vacancy of sites, buildings, or other 
improvements” 

 
Additionally, paragraph (l.) states, “if there is no objection by the property owner or owners and the 
tenant or tenants of such owner or owners, if any, to the inclusion of such property in an urban renewal 
area, ‘blighted area’ also means an area that, in its present condition and use and, by reason of the 
presence of any one of the factors specified in paragraphs (a) to (k) of this subsection….”   
 
Also, the statute makes a separate requirement for the number of blight factors to be present if private 
property is to be acquired by eminent domain.  At § 31-25-105.5(5), paragraph (a.) states, “‘Blighted 
area’ shall have the same meaning as set forth in section 31-25-103 (2); except that, for purposes of 
this section only, ‘blighted area’ means an area that, in its present condition and use and, by reason of 
the presence of at least five of the factors specified in section 31-25-103 (2)(a) to (2)(l)….” 
 
As the preceding paragraphs have noted, the state statutes require as a minimum, depending on the 
circumstances, either one, four, or five blight factors be present for an area to be considered a “blighted 
area.”  As knowledge of these circumstances (objections to inclusion in an urban renewal area, and/or 
the acquisition of private property by eminent domain) may not be available at the time of the blight 
study, the most conservative approach—requiring the presence of at least five of the eleven blight 
factors in the Study Area—will be used as the basis for the conclusions and recommendation of this 
report.      
 
Several principles have been developed by Colorado courts to guide the determination of whether an 
area constitutes a blighted area under the Urban Renewal Law.  First, the absence of widespread 
violation of building and health codes does not, by itself, preclude a finding of blight.  “The definition of 
‘blighted area’ contained in [the Urban Renewal Law] is broad and encompasses not only those areas 
containing properties so dilapidated as to justify condemnation as nuisances, but also envisions the 
prevention of deterioration.”   
 
Second, the presence of one well-maintained building does not defeat a determination that an area 
constitutes a blighted area.  A determination of blight is based upon an area “taken as a whole,” and not 
on a building-by-building or parcel-by-parcel basis.   
 
Third, an authority’s “determination as to whether an area is blighted…is a legislative question and the 
scope of review by the judiciary is restricted.”  A court’s role in reviewing such a blight determination is 
simply to verify independently if the conclusion is based upon factual evidence and consistent with the 
statutory definition.   
 
URS was retained by the City of Steamboat Springs to perform an independent survey of the Study 
Area and to determine if it constitutes a blighted area under the Urban Renewal Law.  Based upon the 
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conditions existing in the Study Area, this study will make a recommendation as to whether the Study 
Area constitutes a blighted area.  The actual determination itself remains the responsibility of the City’s 
legislative body.  Each real estate parcel was surveyed and evaluated to determine the level of blight 
within the parcel.  When determining whether the Study Area is blighted, however, the entire Study 
Area was analyzed as a whole.   
 
The collection of site condition data consists of a phased field survey approach.  The Phase 1 field 
survey includes the collection and evaluation of data on seven of the eleven possible blight criteria 
discussed above.  Those seven criteria are: 
 

• Slum, deteriorated, or deteriorating structures 
• Predominance of defective or inadequate street layout 
• Faulty lot layout in relation to size, adequacy, accessibility, or usefulness 
• Unsanitary or unsafe conditions 
• Deterioration of site or other improvements 
• Unusual topography or inadequate public improvements or utilities 
• Substantial physical underutilization or vacancy of sites, buildings, or other improvements 
 

These seven blight criteria have been identified as those that are often the most commonly occurring 
criteria that contribute to a finding of blight, as well as those requiring a slightly less intrusive field 
reconnaissance effort.  If sufficient documentation of blight conditions from these seven criteria were 
found within the Study Area to satisfy the requirements of the Colorado urban renewal statutes, it would 
be unnecessary to survey for the remaining four criteria, which are: 
 

• Defective or unusual conditions of title rendering the title non-marketable  
• The existence of conditions that endanger life or property by fire and other causes 
• Buildings that are unsafe or unhealthy for persons to live or work in  
• Environmental contamination of buildings or property 

 
With the exception of “defective or unusual conditions of title,” these remaining criteria require a survey 
of both the interior of the various buildings on the site and the exterior grounds with a more technical 
focus on those elements that would qualify as evidence of environmental contamination, fire and health 
hazards, structural defects, etc.  If insufficient or only marginally compelling evidence of blight were 
found through the first seven criteria, a Phase 2 field survey for these remaining criteria would then be 
conducted.  
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4.0 Conditions Contributing to a Finding of Blight 
 
This section provides a detailed explanation of the type of site conditions that would contribute to the 
finding of blight for each of the eleven criteria established by Colorado statutes. 
 
Slum, Deteriorated, or Deteriorating Structures  
Field survey efforts examining this blight criterion focus on the general condition and level of 
deterioration of a building’s exterior components, such as: 
 

• Exterior walls 
• Visible foundation 
• Fascia and soffits 
• Gutters and downspouts 
• Exterior finishes 
• Windows and doors 
• Exterior stairways and fire escapes 
• Loading dock areas 
• Fences, walls, and gates 
• Ancillary structures 

 
The examination of these structural elements is limited to a visual inspection of condition and not a 
detailed engineering or architectural analysis.  The intent of this portion of the field survey is to identify 
obvious indications of disrepair and deterioration in the exterior of the structures found within the Study 
Area. 
 
Predominance of Defective or Inadequate Street Layout 
The analysis conducted for this blight criterion evaluates the effectiveness or adequacy of the streets 
that surround and penetrate the Study Area.  Factors in this section include: 
 

• Poor vehicular or pedestrian access to buildings or sites 
• Poor internal vehicular or pedestrian circulation 
• Substandard driveway or curb cut definitions 
• Poor parking lot layout or access 

 
The identification of deficiencies in these transportation-related areas is made through both 
observations in the field as well as through an analysis of Study Area site plan maps and the Study 
Area’s overall integration with the surrounding transportation network. 
 
 
 



Steamboat Springs Base Area Reinvestment Study December 2004 

 

17 

Faulty Lot Layout in Relation to Size, Adequacy, Accessibility, or Usefulness 
This blight criterion requires an analysis of the Study Area with regard to its accessibility and usefulness 
as a developable or developed site.  Conditions within this criterion include: 
 

• Faulty lot shape 
• Faulty lot layout 
• Inadequate lot size 
• Non-conforming or incompatible land use  

 
These factors take into consideration the position and orientation of Study Area structures to other 
structures (both in and out of the Study Area) as well as the shape, location, and size of parcels, and if 
these attributes would negatively impact the potential for development or redevelopment.  The analysis 
is performed both through observation in the field and through an analysis of the Study Area site plan 
maps and the site plans of the adjacent real estate parcels. 
 
Unsanitary or Unsafe Conditions  
Field survey efforts within this blight criterion focus on the following factors: 
 

• Poorly lit or unlit areas 
• Cracked or uneven surfaces for pedestrians 
• Poor drainage/standing water or the presence of open ditches 
• Insufficient grading or steep slopes 
• Presence of trash, debris, or weeds 
• Presence of abandoned vehicles 
• Presence of vagrants, vandalism, or graffiti 

 
The presence of these conditions indicates or can contribute to an environment that is unsanitary or 
unsafe, especially for pedestrians and children. 
 
Deterioration of Site or Other Improvements 
This section focuses on conditions that indicate the lack of general maintenance at a site or, through the 
presence of these factors, an environment that reduces a site’s usefulness and desirability. 
 

• Presence of billboards 
• Deterioration of signage and/or lighting 
• Neglected or poorly maintained properties 
• Unscreened trash or mechanical equipment 
• Parking surface deterioration 
• Curb and/or sidewalk deterioration 
• Lack of landscaping or poorly maintained landscaping 
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Unusual Topography or Inadequate Public Improvements or Utilities 
The focus in this section is on the presence of unusual topographical conditions that could make 
development prohibitive, such as: 
 

• Steep slopes 
• Flood plains and wetlands 
• Rock outcroppings 
• Poor load-bearing soils 

 
as well as deficiencies in the public infrastructure system within the Study Area, including:   
 

• Deterioration of street pavement 
• Deterioration or lack of street curb and gutter 
• Insufficient street lighting and other utilities 
• Presence of overhead utilities 
• Deterioration or lack of sidewalks 

 
Defective or Unusual Conditions of Title Rendering the Title Non-marketable 
This criterion, when it does apply, is usually known to exist at the commencement of the blight study, 
and can adversely affect the marketability and desirability of a property.  
 
The Existence of Conditions that Endanger Life or Property by Fire and Other Causes 
The presence of the following factors can lead to the finding of blight within this criterion: 
 

• Buildings or sites inaccessible to fire and emergency vehicles 
• Blocked or poorly maintained fire and emergency access routes or frontages 
• Insufficient fire and emergency vehicle turning radii 

 
Buildings that are Unsafe or Unhealthy for Persons to Live or Work In  
Some of the conditions that can contribute to this blight criterion include: 
 

• Poor structural design or construction 
• Inadequate or improper installation of electrical, mechanical, or other utility components  
• Lack of sanitary water or sewer systems 

 
Environmental Contamination of Buildings or Property 
Factors evaluated in this section include the presence of hazardous substances, liquids, or gasses 
found within the soils, structures, water sources, or other sites within the Study Area. 
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Existence of Factors Requiring High Levels of Municipal Services or Substantial Physical 
Underutilization or Vacancy of Sites, Buildings, or Other Improvements 
The physical conditions that would contribute to this blight criterion include: 
 

• Marginal or unintended use of structures  
• Marginal or unintended use of open land 
• Vacant structures 
• Vacant units in multi-unit structures 
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5.0 Field Survey Findings 
 
The overall findings of the Steamboat Springs Base Area Reinvestment Study Area field survey are 
presented in this section.  This evaluation is based on the analysis of data and field surveys conducted 
in November of 2004.  The field surveys occurred during several weekday mornings and afternoons.   
 
Slum, Deteriorated or Deteriorating Structures  
Over a dozen properties within the Study Area contain structures that exhibit some form of visible 
deterioration.  Of these, many involve somewhat minor situations consisting of deteriorated building 
exterior finishes.  A few other buildings, however, exhibit a significantly higher level of deterioration.  
The best example of major building deterioration is found on Parcel 085, a building locally known as the 
“Octagon,” which sits vacant and in a significant state of decay.  This building is located in the heart of 
the Ski Times Square area and is one of the first buildings that visitors to the ski area encounter.  Some 
of the conditions found on this and nearby properties include: 
 

• Rusted, damaged, or sagging fascia and soffits 
• Faded or stained exterior finishes 
• Broken window pane glass 
• Cracked, buckled or damaged exterior walls, retaining walls, or fences 
• Broken or loose window and door frames  

 
In some cases, these instances of deterioration appear to be the effect of a lack of general upkeep and 
the wear and tear of the mountain climate, while others appear to be the result of years of neglected 
maintenance. 
 
Predominance of Defective or Inadequate Street Layout 
The primary instances of defective or inadequate street layout found within the Study Area involve poor 
vehicle and pedestrian access and circulation, and poor parking lot layout.   
 
Due to the local topography and unusual shapes of many of the parcels in the Study Area, the resulting 
developments on many of these parcels often have parking lots with less than ideal configurations.  
Many of these parking areas, particularly at several of the condominium developments around the ski 
base area, also have poor internal circulation, requiring a motorist to pull into a parking space or a 
loading area to be able to reverse direction and exit the parking area.  
 
Much of the Study Area also suffers from poor street layout.  This is particularly evident in the Ski Times 
Square area and throughout the base area as the driveways and private roads for major developments 
veer off from the public street at odd angles, creating a confusing situation for motorists.  The 
combination of odd-shaped parcels, the local terrain, and the somewhat insular manner in which many 
of these parcels appear to have been developed have resulted in a street network around the base area 



Steamboat Springs Base Area Reinvestment Study December 2004 

 

21 

that is quite difficult and unintuitive to navigate.  From this confusing street system comes an even more 
challenging pedestrian system.  Most of the streets in the Study Area do not have sidewalks or, in some 
cases, walkable shoulders.  This, along with the haphazard pattern of development, makes it very 
difficult for a pedestrian to travel from one part of the base area to another with any degree of safety, 
comfort, or convenience.   
  
Faulty Lot Layout 
Faulty lot layout conditions are evident in several parcels found throughout the Study Area.  Not only 
are many of these parcels inadequate in size for development without first being incorporated into a 
larger assemblage, but many have irregular shapes as well.  Parcels with these deficiencies are found 
primarily in the Ski Times Square and Apres Ski Way areas of the Study Area. 
 
Unsanitary or Unsafe Conditions  
Most of the examples of unsanitary or unsafe conditions found in the Study Area occur in the form of 
cracked or broken paved surfaces intended for pedestrians.  As noted above, most of the streets in the 
Study Area do not have sidewalks.  This forces pedestrians throughout much of the ski base area, as 
well as many of the surrounding residential neighborhoods, to walk along narrow gravel shoulders 
unprotected from motor vehicles.  In addition, throughout the Study Area are sudden grade changes in 
developed areas that create a dangerous situation for pedestrians, particularly when covered by snow 
or ice.   
 
Another example of unsanitary or unsafe conditions is found in the numerous unscreened and open 
trash dumpsters observed throughout the Study Area that do not prohibit access to them by children or 
animals.  Finally, many of the streets in the Study Area have open drainage ditches along them, 
presenting potential danger to pedestrians and motorists.  
 
Deterioration of Site or Other Improvements 
A variety of conditions were identified that meet the criteria for deterioration of site or other 
improvements.  The two most common instances were unscreened trash dumpsters and parking 
surface deterioration.  As noted above, unscreened trash dumpsters not only pose an unsafe situation, 
but an unaesthetic one as well.  Several developments and private properties in the Study Area had 
parking areas with significant cracking of the asphalt or concrete surface.  The deteriorating structures 
such as the “Octagon” building have site improvements, such as retaining walls, landscaping, and 
signage, in poor condition as well.   
 
Unusual Topography or Inadequate Public Improvements or Utilities 
The primary instances of unusual topography or inadequate public improvements or utilities found 
within the Study Area consist of the lack of public sidewalks, and the lack of street curbs and gutters 
along most of the streets in the Study Area.  These deficient public improvements detract from the 
aesthetics of the area, create an unsafe environment, and are inappropriate for urban development.  
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Defective or Unusual Conditions of Title Rendering the Title Non-marketable 
No evidence of defective or unusual conditions of title is known relating to the real estate parcels within 
the Study Area. 
 
The Existence of Conditions that Endanger Life or Property by Fire and Other Causes 
As noted earlier in Section 3.0, the study methodology included a phased field survey approach.  A 
survey for evidence of this blight criterion was not conducted as part of the Phase 1 survey. 
  
Buildings that are Unsafe or Unhealthy for Persons to Live or Work In  
A survey for evidence of this blight criterion was not conducted as part of the Phase 1 survey. 
 
Environmental Contamination of Buildings or Property 
A survey for evidence of this blight criterion was not conducted as part of the Phase 1 survey. 
 
Existence of Factors Requiring High Levels of Municipal Services or Substantial Physical 
Underutilization or Vacancy of Sites, Buildings, or Other Improvements 
Several conditions qualifying under this blight criterion were observed in the Study Area.  Vacant 
structures and, in particular, vacant units in multi-unit commercial buildings were observed in several 
locations, particularly in the Ski Times Square area.   
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6.0 Summary of Findings 
 
It is the conclusion and recommendation of this study that the Study Area, in its present condition and 
use, is a blighted area as defined in Colo. Rev. Stat. § 31-25-103(2).  By reason of the presence of 
numerous factors identified in Section 103(2) of the Urban Renewal Law and discussed above in 
Section 5.0, the Study Area substantially impairs or arrests the sound growth of the City, retards the 
provision of housing accommodations, constitutes an economic or social liability, and is a menace to 
the public health, safety, morals, or welfare. 
 
While some properties in the Study Area were found to be in better condition than others, taken as an 
entire Study Area, seven of the eleven blight criteria are met.  Overall, there were 28 different conditions 
observed at least once in the Study Area that together contribute to the finding of blight within the seven 
blight criteria.  Exhibit 6: Count of Blight Condition Observations, shown below, totals the count of 
instances of blight observed within each of the seven blight criterion.  It should be noted that the 
conclusion and recommendation of this study is based on the Study Area as a whole, and is not based 
on the conditions found on any individual parcel.   
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The conclusion of this study is based on the following summaries of the blighted conditions found in the 
Study Area and described previously in Section 5.0: 
 

1. Slum, Deteriorated, or Deteriorating Structures. There is evidence of structures that are 
deteriorated or in a deteriorating state within the Study Area.  A number of structures in the 
Study Area exhibit some form of physical deterioration; however, a few exhibit significant 
evidence of disrepair and neglect.  These unsightly and unused structures negatively impact 
their immediate surroundings and deter from the economic and physical vitality of the 
community as a whole. 

 
2. Defective or Inadequate Street Layout.  There is evidence of a defective and inadequate street 

layout within the Study Area.  Poor vehicular access to several parcels creates an impediment to 
their development or redevelopment potential.  Poor pedestrian mobility throughout the Study 
Area also serves to restrict the potential vitality of the area. 

 
3. Faulty Lot Layout.  There is evidence of faulty lot layout within the Study Area.  Several parcels 

have no current potential for development given their small size or narrow width.  Other parcels 
exhibiting triangular and other irregular shapes are difficult to develop and disrupt the orderly 
pattern of development within the community. 

 
4. Unsanitary or Unsafe Conditions.  There is evidence of unsanitary and unsafe conditions within 

the Study Area.  This is evident by the dangerous conditions present in the form of open ditches, 
unsecured trash receptacles, and cracked or uneven surfaces that pose a hazard to 
pedestrians.  These conditions negatively impact the surrounding properties and threaten the 
safety of the community’s residents and visitors.   

 
5. Deterioration of Site or Other Improvements.  There is evidence of the deterioration of site or 

other improvements within the Study Area.  This can be found in the degradation of parking 
surfaces, lack of suitable trash enclosures, and the general neglect found on several parcels 
throughout the Study Area.  These conditions negatively impact adjacent properties and the 
whole community. 

 
6. Unusual Topography or Inadequate Public Improvements.  There is evidence of inadequate 

public improvements within the Study Area.  No sidewalks, curbs, or gutters exist along most of 
the streets and roads in the Study Area, placing motorists, pedestrians and bicyclists at risk.   

 
7. Substantial Underutilization or Vacancy.  There is evidence of substantial underutilization or 

vacancy of sites or structures within the Study Area.  This can be found in the several vacant 
buildings throughout the Study Area and in the existence of numerous vacant units within multi-
unit commercial buildings. 
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7.0 Documentation of Blight 
 
The following exhibits have been prepared to document the blight conditions observed within the Study 
Area: 
 
Exhibit 7: Blight Conditions by Parcel.  Uses a matrix format to identify the blight conditions observed 
within each parcel in the Study Area.   
 
Exhibit 8: Blight Conditions by Photograph.  Uses a matrix format to identify the blight conditions in 
evidence in each of the photographs.   
 
Exhibit 9: Photograph Location Maps.  Identifies the location and direction of view of each photograph 
taken to document the evidence of blight within the Study Area.   
 
Exhibit 10: Photograph Index.  Provides a thumbnail view index of all photographs taken. 
 
Exhibit 11: Photographic Evidence of Blight Conditions.  Presents the photographs that were taken 
documenting the evidence of blight within the Study Area.   
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Exhibit 7:  Blight Conditions by Parcel 
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Exhibit 7:  Blight Conditions by Parcel (continued) 
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Exhibit 7:  Blight Conditions by Parcel (continued) 
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Exhibit 7:  Blight Conditions by Parcel (continued) 
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Exhibit 8:  Blight Conditions by Photograph 

Slum, Deteriorated,  
or Deteriorating 

Structures 

Defective  
Street 
Layout 

Faulty 
Lot 

Layout 

Unsanitary 
or Unsafe 
Conditions 

Deterioration of  
Site or Other  

Improvements 

Unusual Topography  
or Inadequate  

Public Improvements 

Substantial 
Underutilization 

or Vacancy 

  P
ho

to
gr

ap
h 

Nu
m

be
r 

  D
et

er
io

ra
te

d 
Ex

te
rn

al
 W

al
ls 

  D
et

er
io

ra
te

d 
Vi

sib
le

 F
ou

nd
at

io
n 

  D
et

er
io

ra
te

d 
Fa

sc
ia

/S
of

fit
s 

  D
et

er
io

ra
te

d 
G

ut
te

rs
/D

ow
ns

po
ut

s 

  D
et

er
io

ra
te

d 
Ex

te
rio

r F
in

ish
es

 

  D
et

er
io

ra
te

d 
W

in
do

ws
 a

nd
 D

oo
rs

 

  D
et

er
io

ra
te

d 
St

ai
rw

ay
s/

Fi
re

 E
sc

ap
es

 

  D
et

er
io

ra
te

d 
Lo

ad
in

g 
Do

ck
 A

re
as

 

  D
et

er
io

ra
te

d 
Fe

nc
es

/W
al

ls/
G

at
es

 

  D
et

er
io

ra
te

d 
An

cil
la

ry
 S

tru
ct

ur
es

 

  P
oo

r V
eh

icu
la

r/P
ed

es
tri

an
 A

cc
es

s 

  P
oo

r I
nt

er
na

l V
eh

icu
la

r/P
ed

es
tri

an
 C

irc
ul

at
io

n 

  S
ub

st
an

da
rd

 D
riv

ew
ay

 D
ef

in
itio

n/
Cu

rb
 c

ut
s 

  P
oo

r P
ar

kin
g 

Lo
t L

ay
ou

t 

  F
au

lty
 L

ot
 S

ha
pe

 

  F
au

lty
 L

ot
 L

ay
ou

t 

  N
on

-C
on

fo
rm

in
g 

La
nd

 U
se

 

  I
na

de
qu

at
e 

Lo
t S

ize
 

  P
oo

rly
 L

it 
or

 U
nl

it 
Ar

ea
s 

  C
ra

ck
ed

 o
r U

ne
ve

n 
Su

rfa
ce

s 
fo

r P
ed

es
tri

an
s 

  P
oo

r D
ra

in
ag

e/
St

an
di

ng
 W

at
er

/O
pe

n 
Di

tc
he

s 

  I
ns

uf
fic

ie
nt

 G
ra

di
ng

/S
te

ep
 S

lo
pe

s 

  T
ra

sh
/D

eb
ris

/W
ee

ds
 

  A
ba

nd
on

ed
 V

eh
icl

es
 

  V
ag

ra
nt

s/
Va

nd
al

ism
/G

ra
ffi

ti 

  P
re

se
nc

e 
of

 B
illb

oa
rd

s 

  D
et

er
io

ra
tio

n 
of

 S
ig

na
ge

/L
ig

ht
in

g 

  N
eg

le
ct

ed
/P

oo
rly

 M
ai

nt
ai

ne
d 

Pr
op

er
tie

s 

  U
ns

cr
ee

ne
d 

Tr
as

h/
M

ec
ha

ni
ca

l  

  P
ar

kin
g 

Su
rfa

ce
 D

et
er

io
ra

tio
n 

  C
ur

b/
Si

de
wa

lk 
De

te
rio

ra
tio

n 

  L
ac

k 
of

/P
oo

rly
 M

ai
nt

ai
ne

d 
La

nd
sc

ap
in

g 

  U
nu

su
al

 T
op

og
ra

ph
y 

  D
et

er
io

ra
tio

n 
of

 S
tre

et
 P

av
em

en
t 

  D
et

er
io

ra
tio

n/
La

ck
 o

f S
tre

et
 C

ur
b 

an
d 

G
ut

te
r 

  I
ns

uf
fic

ie
nt

 S
tre

et
 L

ig
ht

in
g/

Ut
ilit

ie
s 

  P
re

se
nc

e 
of

 O
ve

rh
ea

d 
Ut

ilit
ie

s 

  L
ac

k 
of

 S
id

ew
al

ks
 

  M
ar

gi
na

l o
r U

ni
nt

en
de

d 
Us

e 
of

 S
tru

ct
ur

es
 

  M
ar

gi
na

l o
r U

ni
nt

en
de

d 
Us

e 
of

 O
pe

n 
La

nd
 

  V
ac

an
t S

tru
ct

ur
es

 

  V
ac

an
t U

ni
ts

 in
 M

ul
ti-

Un
it 

St
ru

ct
ur

es
 

1     l                                      

2                            l               

3                              l             

4 l    l l                      l               

5     l                                      

6 l    l                                      

7 l  l  l l                      l             l  

8       l                l     l               

9         l           l        l               

10   l  l l                      l               

11     l                                      

12                    l           l            

13                       l        l            

14   l                           l             

15  l                                         

16                    l           l            

17          l                                 

18                    l           l            

19                             l              

20                    l           l            

21                    l          l l            

22     l l  l                                   

23 l    l                                      

24                    l          l             

25                       l     l               

26                       l     l               

27                    l         l              

28                    l l             l l   l     

29                             l              

30         l                                  

31                              l             

32                      l                     

 



Steamboat Springs Base Area Reinvestment Study December 2004 

 31 

 
Exhibit 9:  Photograph Location Map – Subarea 1 

Legend N 
Study Area Boundary 
 Subarea Boundary 
 Photo Number Location 
and View Angle  01 
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Exhibit 9:  Photograph Location Map – Subarea 2 

Legend N 
Study Area Boundary 
 Subarea Boundary 
 Photo Number Location 
and View Angle  01 
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Exhibit 9:  Photograph Location Map – Subarea 3 

Legend N 
Study Area Boundary 
 Subarea Boundary 
 Photo Number Location 
and View Angle  01 
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Exhibit 9:  Photograph Location Map – Subarea 4 

Legend N 
Study Area Boundary 
 Subarea Boundary 
 Photo Number Location 
and View Angle  01 
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Exhibit 9:  Photograph Location Map – Subarea 5 

Legend N 
Study Area Boundary 
 Subarea Boundary 
 Photo Number Location 
and View Angle  01 
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Exhibit 10:  Photograph Index 
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 Exhibit 11: Photographic Evidence of Blight Conditions 
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