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People walk through Foothills mall in Fort Collins, Colo. on Saturday, Nov. 23, 2019. The property is 
celebrating its fifth holiday season since the $313 million renovation. (Photo: Bethany Baker/The 
Coloradoan) 

Foothills mall bustled the Friday night before Thanksgiving with people waiting to kick 
off the holiday season. Kids, parents and grandparents packed the common area near 
H&M, ready for Santa's arrival and the annual tree lighting. 

For many, this will be their lone visit to Fort Collins' only enclosed mall this year. 

Foothills shopping center, which includes the enclosed mall and shops on College 
Avenue, is going into its fifth holiday season following a $313 million renovation with 
30% of storefronts still empty — most in the mall's south wing. 

Both sales and the mall's mix of stores have disappointed city officials and 
shoppers who expected a more robust experience by now.  
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"The mall is underperforming relative to expectations" when the city put together its $53 
million financial incentives package, said Mike Beckstead, the city's chief financial 
officer. 

He blamed the troubles on the changing retail landscape that has seen stores retrench 
and on the retail mix at Foothills, which includes about 25% service business such as 
yoga studios, cycle bars and salons that pay taxes only on the few products they sell to 
complement their businesses, like yoga mats or nail polish. 

"That has an impact," he said. "When only 70% is leased and the mix of retailers is not 
optimal ... that's the situation they're faced with, and it's up to the developer to resolve 
that by attracting better retailers. "I don't mean to put it all on them, but it is in the 
developer's hands."  

Greg Cuda, principal of leasing for Foothills' owner Alberta Development Partners of 
Denver, acknowledges the property has had its challenges. 

"I won’t discount the struggles that have come," he said. "There's been some tough 
sledding over the five years. At the end of the day, we know it's been five years and we 
gotta get this thing moving. We've gotta show (the community) we're doing these things 
and making them happen."   

 

Patrons leave Foothills mall in Fort Collins, Colo. on Saturday, Nov. 23, 2019. (Photo: Bethany Baker/The 
Coloradoan) 

Alberta has revamped its marketing campaign and improved its social media platforms 
and website to give Foothills the "attention and focus it deserves," he said. 

He points to some good things happening at the site. 



The College Avenue shops will be nearly full when Crumbl cookie store and Modern 
Market, a farm-to-table restaurant, open next year. Dick's and Forever 21 
are celebrating their second holiday season as major draws to the enclosed mall, 
and overall sales are creeping up.  

Cuda expects to announce four new leases by the end of the year, including two 
additions to the women's clothing lineup and a "prominent Denver chef" who will open a 
second Colorado location in the entertainment area near the theater.  

"We're excited about where we're at ...  the pieces are coming in place to stabilize 
Foothills and get the asset to where it needs to be for the community," he said. 

Great expectations 

By now the city estimated the renovated mall property would be full of stores and 
shoppers generating more than $9 million in sales tax revenue, money that would help 
repay bonds on the property.  

In 2018, Foothills collected just less than $4 million in sales tax revenue on $99.1 million 
in taxable sales. With two months to go in 2019, the 50 retailers, 13 restaurants and 
Cinemark movie theater have generated $3.3 million in sales taxes on $83.7 million in 
sales, which is on pace to break last year's mark.  

If this holiday shopping season is strong, Foothills might come close to accumulating 
half of the city's expected $9 million in sales tax revenue. 

On a recent Tuesday afternoon, the mall was quiet. A couple dozen people milled 
around, some grabbing a pretzel and soda at Auntie Anne's, some window shopping, 
others giving the kids a place to run freely in the long east-west corridor. 

Peggy Holford, who has lived in Fort Collins since before Bob Everitt opened Foothills 
Fashion Mall in 1973, sat in a comfy chair outside Macy's, reading a book. She comes 
here almost every day. "It's quiet," Holford said. 

Once in a while, she'll shop, she said, but mostly she comes to read. The mall "is not 
anywhere near what it used to be."  Back in the day, she'd grab a bite at the food court 
or get a cup of coffee, but that's out of the question right now.   

Like Holford, other shoppers and mall workers complain there's still no place to grab a 
quick and cheap lunch or even a cup of coffee inside the mall. They say there's 
nothing to occupy parents dropping kids off at classes at Foothills Activity Center or 
keep adults on-site after working out.  

 And don't get parents started on a play area for kids. 
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People walk through Foothills mall in Fort Collins, Colo. on Saturday, Nov. 23, 2019. (Photo: Bethany 
Baker/The Coloradoan) 

Cristina Ochoa makes a visit to Foothills a family affair with her mom, aunt and her son, 
Jesus, who will turn 2 just after Christmas. They usually come once a month, more to 
walk around than anything else.  

Sometimes her mom will go to Vans to buy shoes for her brother, sometimes they'll stop 
by Bath and Body Works to smell the lotions.  

Ochoa says she would like it "to be more how it used to be with more things to see," 
including a play area for Jesus. 

What about the coffee?  

The lack of coffee is "kind of an inside joke," said Brooke Mynatt, manager at Buckle, 
who has weathered the ups and downs at Foothills for the past six years. "We often say, 
'Wouldn't it be nice to get a cup of coffee. Oh, wait ... I know they've looked at a lot of 
vendors and it's unfortunate they haven't been able to lock it in." 

Foothills General Manager Patrick Bunyard said the lack of a coffee shop inside the 
mall is not for lack of trying.  



They've talked with a dozen or more potential coffee shops, "from the ones in Seattle to 
local ones in Fort Collins." But they all want a drive-thru, something the mall can't 
provide, said Bunyard, named general manager this summer after the resignation of 
former general manager John Gaffney.  

Bunyard and Cuda said they are close to a deal with a coffee vendor and confident a 
coffee shop will come shortly. 

Then again, Gaffney said the same thing last year. He also predicted the property would 
be 85% to 90% leased, but Foothills remains about as full as it was last year. 

Impact on the city  

As part of the financing package for the mall, the city agreed to remit part of its 2.25 
percent base sales tax rate back to Foothills' metro district to help repay bonds on the 
mall renovation project. 

No tax is remitted until a base of $1.8 million is reached on collections from each May 
through the following April. For 2018-19, the $1.8 million threshold was reached in 
February and the city remitted $200,000 back to the metro district. 

For 2019-20, the mall has generated $1.13 million from its core tax base, meaning the 
city has not yet returned any sales tax money to the Foothills metro district.  

With the increase in taxable sales and sales tax revenue, the shopping center is 
expected to exceed that $1.8 million base earlier than it has in its five-year history, said 
Josh Birks, the city's economic health officer.  

"We're hitting the increment mark earlier and seeing year-over-year growth in total 
sales," Birks said. "The pace of sales activity on site is speeding up, which is good."  

The better news for the city is that because of the way it structured the financing 
package, the city has not been in a position where it has to commit more funds to 
support the mall, Beckstead said. 

"While I'm not happy at all with the way the mall has performed relative to 
expectations ... the downside is a limited upside," Beckstead said, meaning the city 
isn't getting as much financial benefit as it had hoped but isn't financially propping up 
Foothills, either. "There are no adverse consequences on the community." 

And if you look back before redevelopment, Foothills' occupancy had declined every 
year since 2005.  

In 2002, a decade before Alberta bought the property, the mall generated more than $4 
million in sales tax revenue. By 2011, sales tax revenue was down to slightly more than 
$2 million.  



The wildcard is what the future looks like for brick-and-mortar retail, Beckstead said. 

"I have no reason to be pessimistic or optimistic," he said. "It's in the hands of mall 
owners and how they go about attracting retailers into the heart of Fort Collins and 
what’s going on with retailers at the national level.  

"I don’t have any reason to believe the mall will roll up and go away, but I have no 
reason to believe it will flourish. I would like to believe Alberta can make the mall a 
performing asset."  

Who opened? Who's coming? 

While some stores, like Payless Shoes, filed for chapter 11 bankruptcy and left the 
mall, XGolf, Francesca's women's clothing and accessory store Trade Home Shoes and 
Tip Top Tux joined the tenant mix this year.  

Cuda said Alberta restructured Forever 21's lease to ensure it stayed at the mall despite 
its bankruptcy issues. "This store was never on their close list," Cuda said. "Forever 21 
is not going anywhere from our property." 

With roughly 155,000 of the property's 516,000 square feet of space still empty, Realtor 
Aki Palmer of Cushman Wakefield commercial real estate said they have letters of 
intent on 60,000 square feet and leases pending on about 17,000 square feet.  

"If we can execute on half those (letters of intent), it gets us close to where we need to 
be on occupancy," Palmer said.  

Cuda said Foothills is starting to resonate with retailers as they see all the "great things 
Fort Collins is doing." Things have changed from 10 years ago when Fort Collins was a 
secondary or tertiary market, he said.  

"The key for us is to get (potential lessees) up here, then the city sells itself with Old 
Town, the synergy with Old Town and Midtown and (CSU) campus."  

How's it going? 

Other than those inconveniences regarding coffee and the food court, Mynatt said the 
Buckle is having one of its best years, with business up about 20% compared to last 
year, which was a really good year.  

"The mall has finally established that it is here, has great stuff and a little bit of 
everything for everyone," Mynatt said. 

"We all want to see the mall fill up," she said. "I can't wait to have more tenants, but the 
blend is awesome."  



At Nothing Bundt Cakes, business has never been better, said co-owner Jill Tregenza. 
"Things are going pretty fabulously for the shops on College Avenue," she said. "We 
seem to be our own entity, with stores lining some prime real estate on College." 

With high visibility, an apparent increase in activity within the mall and overall good 
traffic, "we have done really well," Tregenza said. "I'm more than pleased at how Fort 
Collins has embraced bundt cakes. We're growing steady and strong and intend to be 
here another 20 years."  

Sales are up more than 30% year-over-year, on top of last year's 35% increase, and 
Tregenza is projecting another 25% increase in sales next year.  

Her sales are strong, but she remains a little disappointed in the traffic her store pulls 
from the enclosed mall.  

"It's probably been a slower burn down there than what everyone had hoped for and 
slower than what we had hoped to pull from the mall," she said. "That part has been 
disappointing for me." 

Bunyard, however, has plans to create more synergy between the College Avenue 
shops and the rest of Foothills, "and we expect to see some benefit from that," he said.  

From the beginning, Foothills' owners envisioned a project built around creating a sense 
of place, with concerts during the summer, a skating rink on the east lawn in winter and 
a Cinemark XD theater and bistro to attract moviegoers. 

The theater and restaurants continue to draw crowds while Forever 21, H&M and Dick's 
Sporting Goods are popular destinations within the enclosed mall.  

The uptick in taxable sales and sales tax revenue "can be attributed to the new (stores 
like Dick's and Forever 21)," Cuda said. "The domino effect is also helping existing 
retailers as well. You might have a shopper coming for Dick's and popping into 
Athleta. There is some cross shopping and direct impact." 

The uptick in sales also "tells us customers who might have been going elsewhere are 
starting to come here and spending their dollars." 

By the numbers 

Net taxable sales, sales tax collected* 

2016: $80 million, $3.1 million 

2017: $92.9 million, $3.6 million 

2018: $99.1 million, $3.8 million  



2019(through October): $83.7 million, $3.3 million 

*The city's projections for sales tax revenue between 2016 and 2018 were between $8.6 
million in 2016 and $9 million in 2018 and 2019.  

Retail mix:  

• 41 retailers 
• 1 Foothills Activity Center 
• 2 entertainment venues: Cinemark Movie Bistro, XGolf 
• Six service businesses: Cycle Bar, European Wax Center, Nailbar & Co., Spavia, 

Yoga Pod, Color Me Mine 
• 14 restaurants: Auntie Anne's, Bad Daddy's Burger Bar, Bar Louie, C.B. & Potts, 

Hop Grenade, Longhorn Steakhouse, Modern Market (coming), Nekter Juice 
Bar, Nothing Bundt Cakes, Rocky Mountain Chocolate Factory, Smashburger, 
Smokin' Fins, Torchy's Tacos, Zoe's Kitchen  

 


