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CITY OF THORNTON 
 

COUNCIL UPDATE  
 

December 15, 2009 
 

 
ITEM TITLE:   North Washington Subarea Plan Update  
 
ISSUE:  The North Washington Subarea Plan was adopted by City 
Council on April 26, 2005.  The purpose of the Plan was to create a common 
understanding of the future of the North Washington Subarea and to produce a 
guide for decision-making for land use and development in the area.  The North 
Washington Subarea Plan is a supplement to the City’s Comprehensive Plan and 
establishes goals and recommendations regarding land use, parks and open space, 
transportation, utilities, economic development, urban design, and strategies to 
implement the plan.   

 
Over 60 residents served on five committees throughout the project’s eight-month 
evaluation.  The plan area generally focuses on the Washington Street corridor, from 
E. 126th Avenue north to State Highway 7, extending east to Washington Street 
south of E. 144th Avenue, to the Big Dry Creek between E. 144th Avenue and E-470 
and to the railroad line north of E-470.  The plan area does not include Larkridge. 
The total size of the Subarea is 3,830 acres, or a little under 20 percent of the City’s 
total land area.  Approximately 2,477 acres are presently annexed to the City. 
 
Since the Plan’s adoption, many of the recommended actions have been 
implemented.  The attached chart (Attachment A) identifies all the recommended 
strategies and their implementation status.  In summary: 
 

• Many implementation items have been completed, for example the 
successful organization of the Urban Land Use Workshop and resultant 
Advisory Services Panel Report, construction of the 128th Avenue overpass, 
the 136th Avenue and 144th Avenue interchanges, rezoning of parcels around 
144th Avenue to commercial zoning and incorporation of the open space and 
trail elements into the Parks and Open Space Master Plan.  In addition, City 
Council has adopted the North Washington Overlay District, the Mixed Use 
Zoning District and the Employment Center Zoning District. 
 

• Examples of projects in process, to be completed in the near term, are the 
McKay Lake Drainage Improvements, Big Dry Creek drainage/floodway 
studies, the Washington Street roadway Master Plan, Segment 1 Washington 
Street improvements and adoption of the Transit Oriented Development/ 
Urban Village Zoning District. 
 

• Items that are ongoing include zoning and reservation of the Big Dry Creek 
area for open space, zoning and annexation of properties to be in compliance 
with the Land Use Map of the North Washington Subarea Plan, incorporation 
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of future school district sites and research of potential for alternative funding 
tools for infrastructure funding. 
 

• A few are ongoing items that are dependant on future funding for example 
improvements for later phases of Washington Street and Grant Street. 
 

• A few items have not yet been implemented and require further study or 
discussion, for example, the Corporate Campus and Urban Village areas. 
 

The original implementation strategy chart in the Subarea Plan indicated that these 
strategies will be implemented over a short term, (1-2) years, mid-term (3-5 years) 
and longterm (5+ years).  As can be seen, in the four and a half years since the plan 
was adopted many of these strategies have already been implemented or 
implementation is underway.  
 
BACKGROUND/HISTORY:  
 
• The area covered by the North Washington Subarea Plan is generally located 

east of I-25 and west of the Union Pacific Railroad tracks, from 126th Avenue 
north to Highway 7.  

• In 2004, the City hired the consulting firm of HNTB to work with City staff and 
Community Advisory Committees on the North Washington Subarea Plan. 

• In August 2004, the City Council established the North Washington Subarea Plan 
Advisory Committee’s process and charge.  The Advisory Committee consisted 
of a Steering Committee and four subcommittees (Economic Development and 
Marketing, Land Use and Housing, Transportation and Utilities, and Parks and 
Open Space) and included property owners, residents, and professionals from 
real estate, development and banking.  The Steering Committee was charged 
with developing alternative land use plans for Council consideration and 
recommending a preferred alternative to City Council by the end of February 
2005. 

• Over an eight-month period, 24 public meetings were held to gather input, 
develop concepts, carefully weigh alternatives and create recommendations 
regarding future land uses in the North Washington Subarea.  The Steering 
Committee for the North Washington Subarea Planning project worked with the 
consultants to oversee, review and analyze the work of the four subcommittees.  
The Steering Committee then made final recommendations to Thornton’s City 
Council. 

• On April 26, 2005, City Council adopted the North Washington Subarea Plan.  
 
Attachment A:  North Washington Subarea Plan Work Program 
Attachment B:  North Washington Subarea Plan Map 
 
 



ATTACHMENT A 

IMPLEMENTATION DATE COMMENTS/ACTIONS STATUS STRATEGIES COMPLETE 

• 
o 

Major Drainageway 
Planning and the Flood Hazard 
Area Delineation 

Next step is the draft planning 
report. It will take over a year t
complete 

10. North Washington project of 
Economic Benefit (Item not in 
plan). 

• Process to administratively 
approve development on 
properties that create 
significant economic benefits. 

COMPLETE 

Completed in 2005 and 
2007 

B. North Washington Subarea 
Plan – Functional Plans    

1. Update City CIP to include N. 
Washington Subarea projects. 

• Master Plan for Washington 
Street Corridor, 144th Ave. to 
160th Ave. and Preliminary/Final 
Design for 144th to 148th Ave. 
(Segment 1) underway. Expect 
to wrap up the Preliminary 
Design phase in December of 
the first segment and 
commence immediately with 
the final design. 

• Other improvements being 
included based on City 
priorities.  

 

ONGOING 

Master Plan to be 
completed winter 
2009/2010 
 
Final design for Segment 1 
to begin early 2010, 
completed late summer 
2010, Right-of-way (ROW) 
acquisition to begin 
summer 2010, construction 
to follow ROW acquisition 
late 2010/early 2011 
 
Remaining segments to be 
designed and constructed 

North Washington Subarea Plan Work Program  6    December 1, 2009  
 



ATTACHMENT A 

IMPLEMENTATION DATE COMMENTS/ACTIONS STATUS STRATEGIES COMPLETE 

as budget allows. 
 
 

2. Complete the North/East 
Thornton Subarea Transportation 
Plan, including conceptual design 
for Grant Street, the bus 
circulator and roundabouts. 

• Transportation Master Plan 
approved 
 

COMPLETE 

Approved September 8, 
2009 

• Conceptual design for Grant 
Street, bus circulators or 
roundabouts a long-term project 

• Financing for study, design and 
construction anticipated to be 
from funds other than General 
Funds 

IN PROCESS 

To be completed when 
financing is available. 
 
  

3. Amend the City’s Parks and 
Open Space Master Plan to 
detail the plans for the Subarea, 
including the preservation and 
enhancement of the Big Dry 
Creek corridor, the development 
of active and passive parks, and 
the completion of a trail network. 

• The North Washington Subarea 
Open Space, Parks and trails 
are included in the Parks and 
Open Space Master Plan. 

 
 

COMPLETE  

Plan Approved  December 
16, 2008 

North Washington Subarea Plan Work Program  7    December 1, 2009  
 



ATTACHMENT A 

IMPLEMENTATION DATE COMMENTS/ACTIONS STATUS S RT ATEGIES COMPLETE 

4. Prepare a detailed plan for the 
Urban Village District including 
marketability, land use, design 
standards, possible development 
entities, strategy for parcel 
assembly, applicability of 
incentives, and other key 
elements. 

• Development of Mixed Use 
Zoning complete. Urban Village 
zoning district in progress – see 
status report in this chart 

See item A4 

Urban Village/TOD Zoning 
District scheduled for City 
Council Planning Session 
January 19, 2010 

• Urban Village plan not yet 
scheduled. Suitability of 
location to be discussed 

ONGOING To be programmed 

5. Prepare a detailed plan for the 
Corporate Campus Development 
District including marketability, 
land use, design standards, 
possible development entities, 
strategy for parcel assembly, 
applicability of incentives, and 
other key elements. 

• Employment Center and 
Office/Institutional Zoning 
Districts created 

COMPLETE 

 
New Zoning Districts 
approved October 13, 2009 

• Development of Corporate 
Campus Area Plan scheduled 
for 3rd or 4th Quarter 2010. 
Marketing plan and funding 
tools to be included in plan. 

TO BE 
COMMENCED 

To commence 3rd or 4th 
Quarter 2010 

C. North Washington Subarea 
Plan – Public Private 
Partnerships 

   

1. Convene an Urban Land Institute 
(ULI) Workshop on the Corporate 
Campus and Urban Village/Big 
Dry Creek development areas. 

• Held June 25-July 1, 2005 COMPLETE June/July 2005 

2. Assess organizational 
approaches to maximize ease of 

• Will be part of Corporate 
Campus Area Plan 

TO BE 
COMMENCED 

To commence 3rd or 4th 
Quarter 2010 

North Washington Subarea Plan Work Program  8    December 1, 2009  
 



ATTACHMENT A 

IMPLEMENTATION DATE COMMENTS/ACTIONS STATUS STRATEGIES COMPLETE 

land assemblage and marketing 
associated with the Corporate 
Campus development. 

• See item B5 

3. Prepare Development RFP 
Packages for Urban Village/Big 
Dry Creek Development District 
and Corporate Campus 
Development District. 

Urban Village/Big Dry Creek 
Development District 
• Suitability of location to be 

discussed 
• See item 4B 

ONGOING To be programmed 

Corporate Campus Development 
District 
• Will be part of Corporate 

Campus Area Plan 
• See item B5 

TO BE 
COMMENCED 

To commence 3rd or 4th 
Quarter 2010 

4. Seek corporate sponsorships for 
public uses such as an 
amphitheater or other civic use 
proposed for the Urban 
Village/Big Dry Creek 
Development District and 
Corporate Campus Development 
District. 

Urban Village/Big Dry Creek 
Development District 
• Suitability of location to be 

discussed 
• See item 4B 

ONGOING To be programmed 

Corporate Campus Development 
District 
• Will be part of Corporate 

Campus Area Plan 
• See item B5 

TO BE 
COMMENCED 

To commence 3rd or 4th 
Quarter 2010 

5. Work with School Districts to 
incorporate school sites and joint-

• Ongoing as development 
occurs. ONGOING  N/A 

North Washington Subarea Plan Work Program  9    December 1, 2009  
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North Washington Subarea Plan Work Program  10    December 1, 2009  
 

IMPLEMENTATION 
STRATEGIES COMMENTS/ACTIONS STATUS DATE 

COMPLETE 

use parks into the Subarea as 
development occurs. 

• City has completed purchase of 
Adams 12 “Bus Barn” site 
property at 144th and I-25 

6. Research potential for alternative 
funding tools to provide 
infrastructure funding. 

Alternative funding sources include: 
1. County Road Tax 
2. Metro Districts 
3. GID’s 
4. TDA  financing 
5. Developer contribution 

ONGOING  N/A 
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Exhibit  1.1  Study  Area  Map

Source: HNTB Corporation
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