
OFFICE OF THE CITY MANAGER 

1. CALL TO ORDER 

AGENDA 
1438th Regular Meeting of the 

CITY COUNCIL 
February 28, 2017 

7:00p.m. 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL OF COUNCIL 

4. APPROVALOFAGENDA 

5. AUDIENCE PARTICIPATION 

DURING THIS PORTION OF THE MEETING, ANYONE MAY SPEAK ON ANY SUBJECT WHICH 
DOES NOT LATER APPEAR ON THE AGENDA AS A PUBLIC HEARING. SPEAKING TIME WILL 
BE LIMITED TO THREE MINUTES PER INDIVIDUAL/TOPIC WITH A ONE HOUR LIMIT ON THIS 
SEGMENT OF THE AGENDA. IF YOU WISH TO SPEAK, PLEASE SIGN UP ON THE REGISTER 
LOCATED INSIDE THE COUNCIL CHAMBERS, PRIOR TO THE MEETING. 

A Presentations 

1) A resolution recognizing the City of Thornton's 2016 Employee and Team 
of the Year. [580-GE] 

2) Reception 

B. Audience Participation 

C. Staff Reports 

1) Fourth Quarter Financial Report. [380-RS] 

6. COUNCIL COMMENTS/COMMUNICATIONS 

7. CONSENT CALENDAR 

ITEMS OF A ROUTINE AND NON-CONTROVERSIAL NATURE ARE PLACED ON THE 
CONSENT CALENDAR TO ALLOW THE CITY COUNCIL TO SPEND ITS TIME AND ENERGY 
ON THE IMPORTANT ITEMS ON A LENGTHY AGENDA. ANY COUNCILMEMBER MAY 
REQUEST THAT AN ITEM BE "PULLED" FROM THE CONSENT CALENDAR AND 
CONSIDERED SEPARATELY. AGENDA ITEMS PULLED FROM THE CONSENT CALENDAR 
WILL BE PLACED ON THE AGENDA AT THE END OF THE MATTERS LISTED UNDER 
"BUSINESS- ACTION ITEMS." 

A Approval of Minutes- February 7, 2017 Special and February 14, 2017 Regular City 
Council Meetings. [220-BC] 

B. A resolution authorizing a fifth amendment to the non-exclusive right-of-way use 
agreement between the City of Thornton and Zayo Group, LLC. [320-AG] 

CITY OF THORNTON 



OFFICE OF THE CITY MANAGER 

7. CONSENT CALENDAR- Continued 

COUNCIL AGENDA 
February 28, 2017 

C. A resolution approving an intergovernmental agreement between the City of 
Thornton and the Adams County Sheriff's Office for use of the Flatrock Training 
Center Driving Course and Skills Pad. [620-AG] 

8. PUBLIC HEARINGS 

IN ORDER TO SCHEDULE THE TIMING AND LENGTH OF PUBLIC HEARINGS FOR THE 
CONVENIENCE OF THE COUNCIL, THE GENERAL PUBLIC, AND INTERESTED PARTIES, THE 
FIRST PUBLIC HEARING WILL BEGIN AT OR BEFORE 7:30P.M., OR AS SOON THEREAFTER 
AS POSSIBLE. THIS SEGMENT OF THE AGENDA WILL LAST NO MORE THAN TWO HOURS. 
PROPONENTS AND OPPONENTS WHO WISH TO SPEAK ARE REQUESTED TO SIGN UP, 
PRIOR TO THE BEGINNING OF THE MEETING, ON THE REGISTER LOCATED INSIDE THE 
COUNCIL CHAMBERS, AND LIMIT THEIR REMARKS TO THREE MINUTES. GROUPS OF 
CITIZENS BROUGHT TOGETHER BY A COMMON INTEREST ARE REQUESTED TO CHOOSE 
A SPOKESPERSON WHOSE TIME TO COMMENT WILL BE EXTENDED TO 10 MINUTES. 
SPEAKERS MAY BE ASKED TO BE SWORN IN BY THE CITY CLERK IF THEY WISH TO 
SUBMIT FACTS RATHER THAN OPINIONS. 

A. A public hearing regarding a resolution adopting the Eastlake Subarea Plan as part 
of the Comprehensive Plan. [600-CM] [Public Hearing] 

B. A public hearing regarding a resolution adopting the 112th Avenue Station Area 
Master Plan as a part of the Comprehensive Plan. [600-CM] [Public Hearing] 

9. ACTION ITEMS 

A. A resolution approving an intergovernmental agreement among the City of 
Northglenn, Ralston House, the cities of Westminster, Thornton, Federal Heights, 
Brighton, Commerce City and Aurora, the City and County of Broomfield and the 
County of Adams regarding construction and construction management of the 
Northglenn Ralston House. [620-GE] 

B. An ordinance adopting the first amendment to the 2017 Budget amending section 
one of Ordinance 3413, making appropriations for the City of Thornton, Colorado for 
the fiscal year 2017 for all funds except that appropriations for certain individual 
projects shall not lapse at year end but continue until the project is completed or 
cancelled . (First Reading) [380-BD] 

C. A resolution appointing Jeffrey B. Coder as Acting City Manager for the City of 
Thornton, effective at close of business on March 20, 2017, and approving the 
associated Employment Agreement. [220-GE] 

10. ADJOURNMENT 

red by Nancy A. Vincent, City Clerk 
dge, City Manager 

-2-

CITY OF THORNTON 



COUNCIL COMMUNICATION 
Meeting Date: Agenda Item: Agenda Location: 

February 28, 2017 SA-l Presentations 

Work Plan # Legal Review: 

N/A 
_1 81 Reading 
_2nd Reading 

Subject: A resolution recognizing the City of Thornton's 2016 Emplo ee and Team of the Year. [580-
GE] 

Recommended by: Tricia Hinton-Potte1: 

Presenter(s): Jack Ethredge, City Manager 

SYNOPSIS: 

Ethredge Ordinance previously 
introduced by: 

Each year, the City of Thornton recognizes an employee and team who have been nominated by their peers 
and are recommended to the City Manager by a business committee as best exemplifying employee 
dedication and outstanding service to the community. 

The 2016 Awards Program was completed in phases. Each department has held its own awards ceremony 
in celebration of its employees' successes. A committee, comprised of five business representatives, then 
reviewed the nominees, heard presentations, and made recommendations. Names of all nominated 
individuals and teams are attached, as well as the members of the selection committee. 

RECOMMENDATION: 

Staff recommends approval of the resolution. 

BUDGET/STAFF IMPLICATIONS: 

The monetary awards are included in the 2017 budget. 

ALTERNATIVES: 

1. Approve the resolution recognizing the City of Thornton's 2016 Employee and Team of the Year. 
2. Do not approve the resolution. 

BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): (includes previous City Council action) 

The Awards Program was established to provide the City with an equitable and consistent means of 
recognizing exceptional levels of performance. The Program defines the requirements for eligibility, criteria 
for judging, and a method of submitting nominations. Criteria for selecting an Employee and Team of the 
Year include service to the public; professional conduct and judgment; efficiency, effectiveness, and 
productivity; teamwork and cooperation with others; actions which strengthen the organization; and actions 
which eliminate waste and make taxpayers' dollars go farther. 

For over 25 years, departments have nominated an employee and/or team for consideration of the Citywide 
Employee and Team of the Year Award. 

Starting with the 2007 Awards Program, the Employee and Team of the Year awards are presented at a 
City Council meeting. 



RESOLUTION 

A RESOLUTION RECOGNIZING THE CITY OF THORNTON'S 2016 EMPLOYEE AND 
TEAM OF THE YEAR. 

WHEREAS, each year the City of Thornton recognizes an employee and team who 
have been nominated by their peers and are recommended to the City Manager by a 
business committee as best exemplifying employee dedication and outstanding service to 
the community; and 

WHEREAS, criteria for selecting an Employee and Team of the Year includes: 
service to the public; professional conduct and judgment; efficiency, effectiveness, and 
productivity; teamwork and cooperation with others; actions which strengthen the 
organization, and actions which eliminate waste and make taxpayers' dollars go farther; 
and 

WHEREAS, the Awards Program was established to provide the City with an 
equitable and consistent means of recognizing exceptional levels of performance; and 

WHEREAS, the Council wishes to recognize these employees. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF THORNTON, COLORADO, AS FOLLOWS: 

That the City Council hereby recognizes the dedication and outstanding 
contributions of the 2016 Employee and Team of the Year to the City of Thornton. 

PASSED AND ADOPTED at a regular meeting of the City Council of the City of 
Thornton, Colorado, on , 2017. 

CITY OF THORNTON, COLORADO 

Heidi K. Williams, Mayor 

ATTEST: 

Nancy A. Vincent, City Clerk 



2016 Citywide Employee/Team of the Year Nominations 

2016 EMPLOYEES OF THE YEAR 
Robin Brown 
Walt Jenkins 
Holly Marquardt 
Monica Heimbecher 
Marisol Cardenas 
Lisa Wilson 
Ken Reather 

2016 TEAMS OF THE YEAR 
Bob Gardner 
Doug Cullumber 
Janine Snyder 
Jeff Nelson 
Justin Nielsen 
Phil Burk 
Robert Ream 
Sean Headrick 
Wendell Heyen 

Jeremy Adams 
Dave Clark 
Rodney Gallegos 
Steve Peterson 
Sandee Timmons 
Lisa Wilson 

Bob Sullivan 
Dan Biro 
David Lanning 
Maria Cadena 
John Zink 
Rusty Richardson 

Ryan Doyle 
Emily Hunt 
Ed Lanyon 
Walt Jenkins 
Jim Jensen 
JoAnn Koenig 
AI Mezarina 
Eduardo Moreno 
Dan Streed 

Jason Homola 
Melissa DeHaan 

Kim Twinem 
Abraham White 
Amy Agredano 
Todd Barnes 
Adriana Maldonado 
Adam Badertscher 
Eric Nelson 
Gina Lantz 

City Development 
Infrastructure 
Fire 
Management Services 
Community Services 
City Manager's Office 
Police 

City Development 
City Development 
City Development 
City Development 
City Development 
City Development 
City Development 
City Development 
City Development 

Infrastructure 
Infrastructure 
Infrastructure 
Infrastructure 
Infrastructure 
Infrastructure 

Fire 
Fire 
Fire 
Fire 
Fire 
Fire 

Management Services 
Management Services 
Management Services 
Management Services 
Management Services 
Management Services 
Management Services 
Management Services 
Management Services 

Community Services 
Community Services 

City Manager's Office 
City Manager's Office 
City Manager's Office 
City Manager's Office 
City Manager's Office 
City Manager's Office 
City Manager's Office 
City Manager's Office 

Building Inspection Team 
Building Inspection Team 
Building Inspection Team 
Building Inspection Team 
Building Inspection Team 
Building Inspection Team 
Building Inspection Team 
Building Inspection Team 
Building Inspection Team 

Click and Haul Collection Service Team 
Click and Haul Collection Service Team 
Click and Haul Collection Service Team 
Click and Haul Collection Service Team 
Click and Haul Collection Service Team 
Click and Haul Collection Service Team 

Fire Prevention Division 
Fire Prevention Division 
Fire Prevention Division 
Fire Prevention Division 
Fire Prevention Division 
Fire Prevention Division 

FEMA CAT B Flood Team 
FEMA CAT B Flood Team 
FEMA CAT B Flood Team 
FEMA CAT B Flood Team 
FEMA CAT B Flood Team 
FEMA CAT B Flood Team 
FEMA CAT B Flood Team 
FEMA CAT B Flood Team 
FEMA CAT B Flood Team 

Good Samaritan Team 
Good Samaritan Team 

Police Officer Recruitment 
Police Officer Recruitment 
Police Officer Recruitment 
Police Officer Recruitment 
Police Officer Recruitment 
Police Officer Recruitment 
Police Officer Recruitment 
Police Officer Recruitment 



Richard Stevens 
Mike Couture 
Brock Crow 
John Milstead 
Ty Deichert 

Police 
Police 
Police 
Police 
Police 

2016 EOY/TOY Selection Committee 
Bryan Byerly Brittany Hill 

Crime Enforcement Response Team (CERT) 
Crime Enforcement Response Team (CERT) 
Crime Enforcement Response Team (CERT) 
Crime Enforcement Response Team (CERT) 
Crime Enforcement Response Team (CERT) 

Nadiya Gibson Businesses of Thornton Advisory Commission 
Peter Bonstrom lntrex Aerospace 
Richard Jensen Conclusive Systems 
Susan Layton Regis University 
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COUNCIL COMMUNICATION 
Meeting Date: Agenda Item: Agenda Location: 

February 28, 2017 5C-1 Staff Reports 

Subject: Fourth Quarter Financial Report. [380-RS] 

Recommended by: Charles W. Lon 

Presenter(s): Maria Ostrom, Finance Director 

Work Plan # Legal Review: 

N/A 
_ 1st Reading 
_ 2"d Reading 

ck Ethredge Ordinance previously 
introduced by: 

Robb Kolstad, Management and Budget Direct 

SYNOPSIS: 

Maria Ostrom, Finance Director, and Robb Kolstad, Management and Budget Director, will report 
on the financial report for the 12-month period ending December 31, 2016 (attached). 

RECOMMENDATION: 

For informational purposes only. 

BUDGET/STAFF IMPLICATIONS: 

None. 

ALTERNATIVES: 

For informational purposes only. 

BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): (includes previous City Council action) 

None. 

S:\MgmtSvcs\Councllltems\2017'cc financial report 4th qlr starr repor1 022817 



December 2016- Unaudited 

FINANCIAL REPORT 

• General Fund 

• Governmental Capital Fund 

• Special Revenue Funds 

• Water Fund 

• Sewer Fund 

• Environmental Services Fund 

• Thornton Development Authority 

• Other City Funds 

• Internal Service Funds 

• Debt Service Fund 
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December 2016- Unaudited 

GENERAL GOVERNMENT 

Genera I Fund (page 5) 

Revenues 

-7 Sales and Use Tax, Property Tax, Charges For Services, 

Franchise Fees, Licenses and Permits 

Expenditures (Operating) 

-7 Police; Fire and Emergency Medical Response; Parks 

and Recreation; Streets, Traffic, and Drainage; 

Development Services; Administration 

Governmental Capital Fund (page6) 

Revenues 

-7 Sales and Use Tax, Intergovernmental, 

Grants 

Expenditures (Capital) 

-7 Contractual Obligations, Maintenance 

Capital, Expansion Capital 

S p e c i a I Rev e n u e F u n d s (page 7) 

Revenues 

-7 Sales and Use Tax, Adams County Open Space Tax, 

Adams County Road and Bridge Tax, Lottery Proceeds, 

Grants 

Expenditures (Capital) 

-7 Parks and Open Space, Adams County Open Space, 

Adams County Road and Bridge, Conservation Trust, 

Cash in Lieu 

2 



December 2016- Unaudited 

GENERAL GOVERNMENT 

Revenue Performance 

• Sales Tax revenue ended the year 5.5% over 2015. 

• The Grocery and Convenience Store category was up 3.5% over 20.15 and outpaced inflation of 2.8%. 

• The General Merchandise category ended the year up 5.1%, bolstered by several online retailers. 

• Property Tax revenue ended 2016 up 15.7% over 2015. Home values City-wide have increased over the past three 
years. Low resale inventory and demand for single-family housing contributed to a City-wide 16% increase in 
assessed value for the most recent reassessment cycle. 

• Building revenues (Building Use Tax and Permit Fees) were up $2.7M over the prior year. The City issued 832 
single-family permits in 2016 compared to 505 in 2015. This is a 64.8% increase. 

• 2016 Miscellaneous Revenue in the Governmental Capital Fund shows a large decline from 2015. This decline is 
due to the one-time transfer of available fund balance from the General Fund to the Governmental Capital Fund in 
mid-2015 to prepare for the implementation of the Community Facilities Plan. 

• Revenue in the ADCO Open Space, Parks, and Open Space Funds is down in 2016 from 2015 due to the timing of 
receipt of grant funds. The City is awarded various grant funds each year that are tied to specific capital projects. 
Completion of these projects can sometimes stretch over multiple years; the City receives grant funds when a 
project is complete and all eligibility requirements of the grant are met. 

Expenditure Highlights 

General Fund 

• Year end spending in the General Fund was within the 2016 Budget, with $3.4M of savings. 

• A majority of the General Fund savings {$2.0M) resulted from normal employee turnover and a larger than usual 
number of vacant positions due to the 50 Police Officer positions that were added mid-year (Budget Amendment 
#2, Budget Amendment #5). 

• Lower than anticipated fuel prices throughout the year resulted in nearly $SOOK worth of additional savings in the 
General Fund. 

• Parks irrigation water costs ended the year over-budget due to the unusually dry, warm summer and fall. 

• Snow and ice supplies also ended the year over-budget, mainly due to the Class 3 storm in late-March of 2016. 

• Three positions (a Building Inspector, Senior Civil Engineer, and Senior Planner) were added with the approval of 
Budget Amendment #4 to maintain existing levels of service for the development review process. 

Governmental Capital Fund and Special Revenue Funds 

• The 2016 Street Rehabilitation Program is complete. City crews and contractors paved and crack sealed 229 lane 
miles throughout the community. 

• The intersection improvements at 88th Avenue and Colorado Boulevard are complete. 

• The realignment of Welby Road north of 88th Avenue is complete. The road was moved to the east to 
accommodate the future Original Thornton and 88th North Metro Rail Line station. 

3 



December 2016- Unaudited 

GENERAL GOVERNMENT 

Expenditure Highlights (Continued) 

Governmental Capital Fund and Special Revenue Funds (Continued) 

• The realignment of Claude Court north of 124th Avenue is complete. The road was moved to the west to 
accommodate the future Eastlake and 124th North Metro Rail Line station. 

• The railing painting project at the 136th Avenue and 144th Avenue bridges over Interstate 25 is complete. The City 
partnered with the City of Westminster to repaint the rusted railings. 

• The new restrooms at Woodglen/Brookshire Park are complete. 

• Work continues on several large capital improvement projects in the General Government, including: 

0 FasTracks transportation improvements and trail connections 

0 Future Public Safety Facility at 132nd Avenue and Quebec Street (Police Substation and Fire Station #6) 

0 Future Trail Winds Recreation Center at 136th Avenue and Holly Street 

0 Riverdale Ball Fields Complex at 98th Avenue and Riverdale Road 

0 Thorncreek Golf Course Improvements 

0 Major park and playground rehabilitation projects throughout the community 

• Spending on capital improvement projects in the Governmental Capital Fund and Special Revenue Funds lags the 
calendar year. Overall, the capital projects are anticipated to be within budget. 
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December 2016- Unaudited 

GENERALGOVER MENT 

General Fund - Revenue Summary 

Description Actual Preliminary Budget 
2015 2016 2016 

Taxes 
Sales and Use $ 61,918,756 $ 64,822,331 $ 64,876,400 
Property 9,228,806 10,676,230 10,724,000 
Franchise 5,308,813 5,387,163 5,572,200 
Other 2,264,871 2,414,341 2,510,000 

Licenses and Permits 4,031,530 4,959,614 3,513,000 
Intergovernmental 6,062,945 5,996,262 5,757,000 
Governmental Grants 741,325 493,615 696,600 
Charges for Services 11,224,160 11,295,406 11,306,500 
Fines and Forfeitures 1,833,931 1,249,961 2,613,000 
Interest 323,165 221,355 333,000 
Miscellaneous 3,153 810 4,484 724 4 612 117 

General Fund Revenues $ 106.092.112 $ 112.001.002 $ 112.513.817 

General Fund - Expenditure Summary 

Department Actual Preliminary Budget 
2015 2016 2016 

Police Department $ 30,485,301 $ 31,846,805 $ 33,834,515 
Community Services 21,628,613 22,277,275 22,723,722 
Fire Department 13,808,478 15,674,281 15,385,876 
Infrastructure 13,565,105 13,410,334 13,729,579 
Management Services 7,944,808 8,734,894 8,276,450 
City Development 7,496,820 7,637,299 8,202,503 
General Fund Non-Departmental* 13,146,332 3,342,710 4,222,203 
City Manager's Office 3,242,431 3,443,529 3,295,092 
Legislative and Legal 2,292,541 2,115,012 2,216,736 
Economic Development 893,893 937,972 980,924 

General Fund Expenditures $ 114,504,322 $ 109,420,111 $ 112,867,600 
* 2015 actuals include a $10,190,182 transfer of unassigned fund balance above the City Council reserve policy from 
the General Fund to the Governmental Capital Fund to implement the 2015-2016 Community Facilities Plan projects. 

Fund 

General Fund 

General Fund- Net Position 
Preliminary 
Revenues 

$ 112,001,002 

Preliminary 
Expenditures Net Position 

$ 2,580,891 

The positive net position in the General Fund is based on revenues exceeding expenditures as a result of 
savings in the General Fund. 
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December 2016- Unaudited 

GENERAL GOVERN ENT 

Governmental Capital Fund - Revenue Summary 

Description Actual Preliminary Budget 
2015 2016 2016 

Taxes 
Sales and Use $ 12,007,200 $ 12,844,475 $ 9,354,400 

Intergovernmental 2,883,216 3,469,060 3,144,000 
Governmental Grants 769,764 2,734,230 653,350 
Lease 207,710 207,792 207,794 
Interest 588,554 486,777 545,000 
Miscellaneous 10 568 412 182 339 75 000 

Governmental Capital Fund Revenues $ 27,024,856 $ 19,924,673 $ 13,979,544 

Governmental Capital Fund - Expenditure Summary 

Description Actual Preliminary Budget 
2015 2016 2016 

Contractual Obligations $ 5,701,538 $ 5,605,644 $ 6,156,702 
Maintenance Capital 4,402,283 3,954,415 5,271,058 
Expansion Capital 1 474 783 465 691 3,354 725 

Governmental Capital Fund Expenditures $ 11,578,604 $ 10,025,750 $ 14,782,485 

Governmental Capital Fund - Net Position 

Fund 

Governmental Capital Fund 

Preliminary 
Revenues 

$ 19,924,673 

Projected Estimated Net 
Expenditures Position 

$ 14,782,485 $ 5,142,188 

The positive net position in the Governmental Capital Fund is based on current year revenues exceeding projected 
spending on capital projects budgeted 2016. Spending on certain capital projects budgeted in 2016 will extend into 
2017. Excess revenue in the Governmental Capital Fund will be dedicated to capital projects planned for future years. 
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December 2016- Unaudited 

GENERAL GOVERNMENT 

Special Revenue Funds - Revenue Summary 

Fund Actual Preliminary Budget 
2015 2016 2016 

Adams County Road and Bridge Fund $ 2,769,726 $ 2,879,246 $ 2,915,000 
Adams County Open Space Fund 2,784,849 1,744,026 1,047,500 
Parks Fund 2,537,197 2,256,598 2,113,650 
Open Space Fund 3,436,461 2,704,086 2,894,459 
Parks and Open Space Fund 2,103,971 2,353,855 2,110,350 
Conservation Trust Fund 1,185,476 1,386,972 1,225,000 
Cash In Lieu Fund 74 974 7 097 7,500 

Special Revenue Funds Revenues $ 14,892,654 $ 13,331,880 $ 12,313,459 

Special Revenue Funds - Expenditure Summary 

Fund Actual Preliminary Budget 
2015 2016 2016 

Adams County Road and Bridge Fund $ 2,106,697 $ 2,159,081 $ 2,412,000 
Adams County Open Space Fund 575,753 1,027,481 2,095,923 
Parks Fund 1,377,697 1,095,100 3,836,596 
Open Space Fund 734,492 797,063 1,960,522 
Parks and Open Space Fund 517,814 518,855 2,272,627 
Conservation Trust Fund 397,773 656,364 1,859,082 
Cash In Lieu Fund 65,447 

Special Revenue Funds Expenditures $ 5,775,673 $ 6,253,945 $ 14,436,750 

Special Revenue Funds - Net Position 

Fund 
Preliminary Projected Estimated Net 
Revenues Expenditures Position 

Adams County Road and Bridge Fund $ 2,879,246 $ 2,412,000 $ 467,246 
Adams County Open Space Fund 1,744,026 2,095,923 (351,897) 
Parks Fund 2,256,598 3,836,596 (1,579,998) 
Open Space Fund 2,704,086 1,960,522 743,564 
Parks and Open Space Fund 2,353,855 2,272,627 81,228 
Conservation Trust Fund 1,386,972 1,859,082 (472,110) 
Cash In Lieu Fund 7, 097 7, 097 

Special Revenue Funds $ 13,331,880 $ 14,436, 750 $ (1,104,870) 

The increase to/use of fund balance in the Special Revenue Funds is based on the specific capital projects 
approved in the 2016 Budget. The Special Revenue Funds are managed by saving up revenue for planned 
projects and then spending down fund balance once the project is approved. Spending on certain capital 
projects budgeted in 2016 will extend into 2017. 
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December 2016- Unaudited 

ENTERPRISE 

Water Fund (page11} 

Revenues 
-7 Rate Revenue} Tap Fees} Bulk Water Sales} Northern 

Leases 

Expenditures (Operating and Capital) 

-7 Building} operating} and maintaining the Water utility 

Sewer Fund (page 12} 

Revenues 
-7 Rate Revenue} Tap Fees} Federal Heights 

Revenue 

Expenditures (Operating and Capital) 
-7 Building} operating} and maintaining the 

Sewer utility 

Environment a I Services Fund (page 13} 

Revenues 
-7 Solid Waste Revenue} Recycling Revenue 

Expenditures (Operating and Capital) 

-7 Solid waste and recycling services 
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December 2016- Unaudited 
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Revenue Highlights 

• Water rate revenue is up 25.3% over the prior year due to the hotter and drier irrigation season in 2016 compared 
to 2015, growth in the system, and the May 2015 and January 2016 rate increases. 

• Other revenue in the Water Fund is down nearly $4M YTD. In early 2015, the City sold property in northern 
Colorado for $4.5M, therefore, this decline in 2016 was anticipated. 

• Tap fees and developer contributed revenue in the Water Fund are up $11.4M and $2.3M in the Sewer Fund over 
the prior year; these increases are due to continued residential development around the City in addition to a few 
larger new commercial projects. 

Expenditure Highlights 

Water Fund 

• Year end operating spending in the Water Fund was right on track with the 2016 Budget, with $250K of savings. 

• Water production and consumption were up compared to 2015 as a result of the unusually dry, warm summer 
and fall. Due to the increased demand, water treatment costs for supplies and energy ended the year slightly over
budget in 2016. 

• The design is underway of the Cooley West Reservoir Flood Repairs project, with construction anticipated in 2017 
(Budget Amendment #3) . The reservoir was damaged during the flood events of 2013 and 2015. A share of the 
repairs will be covered by Federal Emergency Management Agency (FEMA) disaster relief funding. 

• Work continues on the Thornton Water Treatment Plant Replacement project. Conceptual design of the new 
treatment plant is currently underway, with construction of the $7SM facility planned for 2017-2020. 

• Construction of the pump stations at the Hammer Reservoir and Rogers Reservoir is complete. The pump stations 
are currently undergoing testing. 

• Spending on capital projects in the Water Fund lags the calendar year. The capital improvement projects are 
anticipated to be within budget. 

Sewer Fund 

• Year end operating spending in the Sewer Fund was right on track with the 2016 Budget, with $190K of savings. 

• The 2016 Sewer Main and Manhole Rehabilitation Program ($687K) is complete. The project lined approximately 
23,766 linear feet of aging sewer pipe and rehabilitated three manholes. 

• Work continues on three large growth and maintenance projects in the northern area of the City: the Todd Creek 
Interceptor, the Big Dry Creek Lift Station Upgrade, and the Big Dry Creek Parallel Sewer Phase 1. 

• Spending on capital projects in the Sewer Fund lags the calendar year. The capital improvement projects are 
anticipated to be within budget. 
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Expenditure Highlights (Continued) 

Environmental Services Fund 

December 2016- Unaudited 

ENTERPRISE 

• Year end spending in the Environmental Services Fund was within the 2016 Budget, with $650K of savings. 

• From January 2016 through April 2016, the Environmental Service Fund was paying a recycling tip fee of as much 
as $11.45 per ton of recycled material. However, the market pricing of commodities like cardboard and paper has 
improved and as of December the City is receiving a rebate of $5.38 per ton. 

• The enhanced Click and Haul program debuted in January of 2016 and ended the year with 2,542 pick-ups. 

• The 2016 Budget included the replacement of three side loading trash collection trucks. The trucks have been 
purchased and have been placed into service. 

10 



December 2016- Unaudited 

ENTERPRISE 

Water Fund - Revenue Summary 

Description Actual Preliminary Budget 
2015 2016 2016 

Water Rate Revenue $ 29,379,414 $ 36,801,375 $ 35,458,000 
Bulk Water Sales 2,509,271 3,057,175 2,400,000 
Northern Leases 1,504,628 1,733,287 1,525,000 
Water Tap Fees and Developer Contributed 13,089,057 24,517,828 13,500,000 
Interest Income 1,321,463 746,029 1,369,000 
Oil and Gas Revenues 1,857,800 1,917,641 1,500,000 
Other Revenue 8,441,584 3,631 770 2 951 500 

Water Fund Revenues $ 58,103,217 $ 72,405,105 $ 58,703,500 

Water Fund - Expenditure Summary 

Division Actual Preliminary Budget 
2015 2016 2016 

Utility Billing $ 1,467,420 $ 1,597,814 $ 1,566,702 
Utilities Operations 3,834,130 3,723,318 3,780,172 
Thornton Water Project Team 142,388 584,054 505,040 
Water Resources 4,304,369 4,211,761 4,564,223 
Farm Management 966,944 964,949 998,190 
Water Qua I ity 931,244 1,012,579 1,037,786 
Water Treatment 5,685,842 6,325,899 6,100,979 
Real Estate Management 176,490 191,952 201,184 
Water Legal 168,058 172,514 188,511 
Water Operating General Expenses 13,962,793 7 103 331 7 195 962 

Water Operating $ 31,639,678 $ 25,888,171 $ 26,138,749 

Water Capital $ 7,292,311 $ 15,509 035 $ 26 137 537 
Water Fund Expenditures $ 38.931,989 $ 41 397.206 $ 52,276.286 

Water Fund - Net Position 

Fund 

Water Fund 

Preliminary 
Revenues 

$ 72,405,105 

Projected Estimated Net 
Expenditures Position 

$ 52,025,708 $ 20,379,397 

The positive net position in the Water Fund is based on higher than anticipated revenues and the specific capital I 
projects approved in the 2016 Budget. 
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December 2016- Unaudited 

ENTERPRISE 

Sewer Fund - Revenue Summary 

Description Actual Preliminary Budget 
2015 2016 2016 

Sewer Rate Revenue $ 13,126,981 $ 13,320,300 $ 13,317,000 
Tap Fees and Developer Contributed 2,256,491 4,540,003 945,000 
Federal Heights Revenue 974,438 994,460 783,000 
Interest Income 163,733 115,255 169,000 
Other Revenue 153 613 78 532 20,000 

Sewer Fund Revenues $ 16.675.256 $ 19.048,550 $ 15,234,000 

Sewer Fund- Expenditure Summary 

Division Actual Preliminary Budget 
2015 2016 2016 

Utilities Operations $ 1,761,356 $ 1,976,832 $ 2,137,210 
Metro Wastewater Reclamation 8,226,526 9,573,144 9,573,144 
Sewer Operating General Expenses 1 831 304 1 477 982 1 507,418 

Sewer Operating $ 11,819,186 $ 13,027,958 $ 13,217,772 

Sewer Capital $ 1 519 000 $ 800,774 $ 1 218,006 
Sewer Fund Expenditures $ 13,338,186 $ 13,828,732 $ 14,435,778 

Sewer Fund - Net Position 

Fund 
Preliminary 
Revenues 

Projected Estimated Net 
Expenditures Position 

Sewer Fund $ 19, 048,550 $ 14,245,964 $ 4,802,586 

The positive net position in the Sewer Fund is based on higher than anticipated revenue and the specific capital 
projects approved in the 2016 Budget. 
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December 2016- Unaudited 

ENTERPRISE 

Environmental Services Fund - Revenue Summary 

Description Actual Preliminary Budget 
2015 2016 2016 

Solid Waste Revenue $ 4,940,230 $ 4,894,631 $ 4,918,000 
Special Pickups 47,257 169,130 175,000 
Recycling Revenue 16,541 24,551 
Interest Income 68,178 54,033 61,000 
Other Revenue 65 048 38,094 22,000 

Environmental Services Fund Revenues $ 5,137,254 $ 5,180,439 $_ 5J176,000 

Environmental Services Fund - Expenditure Summary 

Division Actual Preliminary Budget 
2015 2016 2016 

Environmental Services $ 4,175,606 $ 4,166,676 $ 4,772,027 
Environmental Services General Expenses 770 628 743,111 790,700 

Environmental Services Expenditures $ 4,946,234 $ 4,909,787 $ 5,562,727 

Environmental Services Fund - Net Position 

Fund 
Preliminary 
Revenues 

Preliminary 
Expenditures Net Position 

Environmental Services Fund $ 5180,439 $ 4,909,787 $ 270,652 

The positive net position in the Environmental Services Fund is based on budget savings in the Environmental 
Services Fund. 
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Thornton Development Authority (page 16) 

Revenues 

-7 Sales and Use Tax, Property Tax 

Expenditures (Capital) 

-7 Three active urban renewal plan areas including: TDA 

North (Larkridge), TDA 144th (The Grove), and TDA South 

0 the r City Funds (page 17) 

Revenues 
-7 TASHCO (Thornton Arts, Sciences, and 

Humanities) Registration and Ticket Fees, 

Grants, E-911 Authority Tax, 136th General 

Improvement District (GID) Property Tax 

Expenditures (Operating and Transfers) 
-7 TASHCO programming, E-911 Authority 

transfer to General Fund, and 136th GID 

transfer to General Fund 

Internal Service Funds and Debt Service Fund 
Revenues (pages 18-19) 

-7 Charges for Services, Transfers 

Expenditures (Operating and Debt Service) 

-7 Risk Management, Information Technology, 

Reprographics, Maintenance Services, Consolidated 

Service Center (CSC), and Debt Service 

14 
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T E 

Revenue Highlights 

Thornton Development Authority (TDA) 

• Sales tax in TDA North (Larkridge) is up 2% over the prior year. 

• Sales tax in TDA 144th (The Grove) is up 9.4% over the prior year. Steinmart opened in late October and Arby's 
opened in early November. 

• Property tax is up $181K in the TDA South plan area and up $402K in the TDA 144th plan area. Property tax was 
projected to increase for both of these plan areas over 2015. 

• Property tax is down $99K in the TDA North plan area over the prior year. 

Internal Service Funds and Debt Service Fund 

• Revenues for the Internal Service Funds and Debt Service Fund are based on budgeted amounts to be charged to/ 
transferred from various City funds. 

• Charges/transfers occur quarterly for the Internal Service Funds and prior to bond payments for the Debt Service 
Fund. 

Other City Funds 

• Revenue met budgeted expectations. 

Expenditure Highlights 

Thornton Development Authority (TDA) 

• Year end spending in the TDA Funds was within the 2016 Budget. Spending on capital improvement projects in the 
TDA North Fund lags the calendar year. The capital improvement projects are anticipated to be within budget. 

• 2016 marked the first year of the South Thornton Attraction and Revitalization (STAR) Grant Program, which 
assists new businesses with eligible start-up costs, including costs associated with City requirements and fa~ade 
improvements, in order to assist in the revitalization of south Thornton and improve commercial vacancy rates in 
the area. 

• Work continues on the Washington Street Widening projects, which will increase roadway capacity, pedestrian 
mobility, and help spur economic development in the area. The widening from 144th Avenue to 147th Avenue is 
complete. 

• TDA Budget Amendment #1: Additional funding for a transfer from the TDA 144th Fund to the General Fund, and a 
debt service payment in the TDA 144th Fund. 

Internal Service Funds and Debt Service Fund 

• Year end spending in the TDA Funds, Internal Service Funds, Debt Service Fund, and Other City Funds were within 
the 2016 Budget. 

• Savings that were realized in the Internal Service Funds were returned to the operating funds that pay for the 
services they provide. 

15 



December 2016- Unaudited 

TDA - Revenue Summary 

Fund Actual Preliminary Budget 
2015 2016 2016 

TDA-South 
Property Tax $ 120,352 $ 301,229 $ 314,000 
Interest/Other Revenues 367,759 86,003 69 000 

TDA-South Revenues $ 488,111 $ 387,232 $ 383,000 

TDA-North 
Sales Tax $ 9,730,552 $ 9,929,032 $ 9,884,000 
Property Tax 2,738,320 2,639,740 2,729,000 
Interest/Other Revenues 324,525 466.497 427 000 

TDA-North Revenues $ 12,793,397 $ 13,035,269 $ 13,040,000 

TDA-144th 
Sales Tax $ 2,142,274 $ 2,344,655 $ 2,562,000 
Property Tax 478,242 880,255 915,000 
Interest/Other Revenues 23,111 30,440 28 000 

TDA-144th Revenues $ 2,643,627 $ 3,255,350 $ 3,505,000 
TDA Revenues $ 15,925,135 $ 16,677,851 _$ 16.928.000 

TDA - Expenditure Summary 

Fund YTD YTD Budget 
2015 2016 2016 

TDA-South $ 30,006 $ 76,123 $ 143,117 
TDA-North 8,292,592 8,531,575 9,512,531 
TDA-144th 30 459 942 4 080 322 4 109,921 

TDA Expenditures $ 38,782,540 $ 12,688,020 $ 13,765.569 

TDA- Net Position 

Fund 
Preliminary Projected Estimated Net 
Revenues Expenditures Position 

TDA-South $ 387,232 $ 143,117 $ 244,115 
TDA-North 13,035,269 8,531,575 4,503,694 
TDA-144th 3,255,350 4 080,322 (824,972) 

TDA Funds $ 16,677,851 $ 12,755,014 $ 3,922,837 

The positive net positions in the TDA-South Fund and TDA-North Fund are based on the specific capital projects 
approved in the 2016 Budget. The negative net position in the TDA-144th Fund is the result of the transfer of 
funds to the General Fund for staff support provided to the TDA-144th Fund. 
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Other City Funds- Revenue Summary 

Description Actual Preliminary 
2015 2016 

TASHCO $ 86,359 $ 69,794 
136th Avenue GID 5,594 5,605 
E-911 Authority 1 043 181 1 080,835 

Other Citv Funds Revenues $ 1,135,134 $ 1,156,234 

Other City Funds - Expenditure Summary 

Fund Actual Preliminary 
2015 2016 

TASHCO $ 53,521 $ 57,023 
136th Avenue GID 5,000 5,000 
E-911 Authority 1 000 000 1 000,000 

Other Citv Funds Exoenditures $ 1.058.521 $ 1.062.023 

Other City Funds - Net Position 

Fund 

TASHCO, 136th Avenue GID, E-911 

Preliminary 
Revenues 

17 

Preliminary 
Expenditures 

Budget 
2016 

$ 72,786 
5,000 

1 000 000 
$ 1.077,786 

Budget 
2016 

$ 72,786 
5,000 

1,000 000 
$ 1.077.786 

Net Position 

94,211 
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liE FtJ s 

Internal Service Funds - Revenue Summary 

Fund Actual Preliminary Budget 
2015 2016 2016 

Risk Management $ 3,896,082 $ 4,696,785 $ 4,165,216 
Infonnation Technology 6,058,815 6,423,971 6,642,805 
Reprographics 772,649 639,536 664,563 
Consolidated Service Center 414,926 334,921 658,642 
Maintenance Services 5 648,115 4 694 423 5 106 813 

Internal Service Funds Revenues $ 16,790.587 $ 16,789,636 $ 17,238,039 

Internal Service Funds - Expenditure Summary 

Fund Actual Preliminary Budget 
2015 2016 2016 

Risk Management $ 3,790,706 $ 3,907,663 $ 3,915,216 
Infonnation Technology 6,060,715 6,404,429 6,642,805 
Reprographics 764,839 649,239 664,563 
Consolidated Service Center 413,762 334,000 658,642 
Maintenance Services 5,014,026 4 700,093 5,106/_813 

Internal Service Funds Expenditures $ 16,044,047 $ 15,995,424 $ 16,988,039 

Internal Service Funds- Net Position 

Fund 
Preliminary Preliminary 

Net Position 
Revenues Expenditures 

Risk Management $ 4,696,785 $ 3,907,663 $ 789,122 
Information Technology 6,423,971 6,404,429 19,542 
Reprographics 639,536 649,239 (9,703) 
Consolidated Service Center 334,921 334,000 921 
Maintenance Services 4,694,423 4,700,093 (5,670) 

Internal Service Funds $ 16,789,636 $ 15,995,424 $ 794,212 

18 



December 2016- Unaudited 

Debt Service Fund - Revenue Summary 

Description Actual 
2015 

Preliminary 
2016 

Budget 
2016 

Interest, Transfers, and Other $ 1,803,531 $ 1,806,577 $ 1,806 000 
~---=~~==~~--~~~~~----~~~~ 

Debt Service Revenues $ 1,803,531 $ 1,806,577 $ 1,806,000 

Debt Service Fund - Expenditure Summary 

Fund Actual 
2015 

Preliminary 
2016 

Budget 
2016 

Debt Service Fund $ 1,801,925 $ 1 805 275 $ 1,806,000 
~---=~~==~~--~==~~-=----==~~~ 

Debt Service Fund Expenditures $ 1,801,925 $ 1,805,275 $ 1,806,000 

Fund 

Debt Service Fund 

Debt Service Fund - Net Position 
Preliminary 
Revenues 

$ 1,806,577 

19 

Preliminary 
Expenditures 

$ 1,805,275 $ 

Net Position 

1,302 



COUNCIL COMMUNICATION 
Meeting Date: Agenda Item: Agenda Location: Work Plan# Legal Review: 

February 28, 2017 ?A Consent Calendar N/A 
_ 151 Reading 
_2nd Reading 

SubJect' A Motion approving the Minutes of the February 7, 201 ~ ecial and February 14, 2017 Regular 
City Council meetings. [220-BC] l , 

/" 

Recommended by: Robb Kolsta~\<....----"" Approved(by: ~uk Ethredge Ordinance previously 

Presenter(s): Nancy Vincent, City Clerk '-'1 introduced by: 

tY 
SYNOPSIS: 

The official Minutes of the February 7, 2017 Special and February 14, 2017 Regular City Council 
meetings have been prepared by the City Clerk's Office and are hereby submitted for Council's approval. 

RECOMMENDATION: 

Staff recommends approval of Minutes as requested. 

BUDGET/STAFF IMPLICATIONS: 

None 

ALTERNATIVES: 

1. Approve the minutes as submitted. 
2. Approve the minutes with corrections requested by Council. 

BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): (includes previous City Council action) 

None 



MINUTES 
THORNTON CITY COUNCIL 

SPECIAL MEETING 
FEBRUARY 7, 2017 

Unofficial until approved 
By City Council 

1. CALL TO ORDER- By Mayor Heidi K. Williams at 7:00p.m. in the Training Room of the 
Thornton City Hall. 

2. ROLL CALL OF COUNCIL -Those Present were: Mayor Heidi K. Williams, Mayor Pro 
Tem Eric Montoya, and Councilmembers Mack Goodman, Sam Nizam, Jacqueline 
Phillips, Val Vigil , and Joshua Zygielbaum. Absent - Councilmembers Kulmann and 
Matkowsky. 

STAFF MEMBERS PRESENT - Jack Ethredge, City Manager; Luis Corchado, City 
Attorney; Jeff Coder, Deputy City Manager for City Development and Robb Kolstad, 
Management and Budget Director. 

3. ACTION ITEMS 

Executive Session pursuant to C.R.S . 24-6-402(4)(b), for the purpose of conferences with 
the City Attorney to receive legal advice on specific legal questions regarding the role of 
local government regarding civil immigration laws. 

MOTION WAS MADE BY COUNCILMEMBER VAL VIGIL AND SECONDED BY 
COUNCILMEMBER JOSHUA ZYGIELBAUM TO RECESS INTO EXECUTIVE SESSION. 
MOTION PASSED UNANIMOUSLY. 

THE METING RECESSED INTO EXECUTIVE SESSION AT 7:01 P.M. AND 
RECONVENED AT 7:36P.M. 

4. ADJOURNMENT 

MOTION WAS MADE BY COUNCILMEMBER MACK GOODMAN AND SECONDED BY 
MAYOR PRO TEM ERIC MONTOYA TO ADJOURN THE MEETING AT 7:36 P.M. 
MOTION PASSED UNANIMOUSLY. 

Respectfully submitted, 

ATTEST: 

Mayor at time of approval 

Approved at the February 28, 2017, City Council meeting. 



MINUTES 
THORNTON CITY COUNCIL 
1437TH REGULAR MEETING 

FEBRUARY 14, 2017 

Unofficial until approved 
By City Council 

1. CALL TO ORDER - By Mayor Heidi K. Williams at 7:02 p.m. in the Council Chambers of 
the Thornton City Hall. 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL OF COUNCIL- Those Present were: Mayor Heidi K. Williams, Mayor ProTem 
Eric Montoya, and Councilmembers Mack Goodman, Jan Kulmann, Adam Matkowsky, 
Jacqueline Phillips, Val Vigil, and Joshua Zygielbaum. Absent - Councilmember Sam 
Nizam. 

STAFF MEMBERS PRESENT - Jack Ethredge, City Manager; Luis Corchado, City 
Attorney; Charles Long, Deputy City Manager for Management Services; Jeff Coder, Deputy 
City Manager for City Development; Brett Henry, Executive Director for Infrastructure; Mike 
Soderberg, Executive Director for Community Services; Randy Nelson, Executive Director 
- Police Chief; Gordie Olson, Executive Director - Fire Chief; Robb Kolstad, Management 
and Budget Director; Kevin Forgett, Management Analyst; Buz Hedglin, Arts and Culture 
Manager; Walt Jenkins, Utility Maintenance Supervisor; Emily Hunt, Water Resources 
Manager; Nancy Vincent, City Clerk; and Crystal Messick, Agenda and Licensing 
Coordinator. 

4. APPROVAL OF THE AGENDA 

The City Manager requested an Executive Session prior to Adjournment. 

The City Attorney stated that the Executive Session is being requested pursuant to C.R.S. 
24-06-402(c), (e), and (f), to discuss matters related to negotiations, personnel matters, and 
legal advice on a particular contract. 

MOTION WAS MADE BY COUNCILMEMBER VAL VIGIL AND SECONDED BY 
COUNCILMEMBER JACQUELINE PHILLIPS TO APPROVE THE AGENDA AS 
AMENDED WITH THE ADDITION OF AN EXECUTIVE SESSION. MOTION PASSED 
UNANIMOUSLY. 

5. AUDIENCE PARTICIPATION 

A Presentations 

1) A resolution recognizing Walt Jenkins, Utility Maintenance Supervisor, on his 
retirement from the City of Thornton. 

COUNCILMEMBER JAN KULMANN INTRODUCED, READ IN ITS 
ENTIRETY, AND MOVED TO APPROVE A RESOLUTION RECOGNIZING 
WALT JENKINS, UTILITY MAINTENANCE SUPERVISOR, ON HIS 
RETIREMENT FROM THE CITY OF THORNTON. MOTION WAS 
SECONDED BY COUNCILMEMBER MACK GOODMAN AND PASSED 
UNANIMOUSLY. 
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Mayor Williams asked Mr. Jenkins and any family members present to come 
forward. She thanked him for his service and presented him with a 
retirement plaque. 

Mr. Jenkins stated that he enjoyed working for the City and that it was an 
honor to help build the City. 

B. Audience Participation 

Pamela Luhrs, 924 Thorncreek Court, President of Young Artists Alliance, 
addressed Council regarding the need for a theater in the City and encouraged 
Council to include one in the Trail Winds Recreation Center. 

Jeff Gard, 2541 Spruce Street, Boulder, CO, Attorney representing 136 Denver 
Developer, LLC dba Euflora, addressed Council regarding the marijuana licensing 
process and expressed concerns regarding the application submitted by AJS 
Thornton, LLC dba Sweet Leaf. Mr. Gard provided a packet of information to the 
City Clerk to distribute to Council. 

Krishna Gandhi, 1700 Bassett Street, Denver, CO, member of 136 Denver 
Developer, LLC dba Euflora addressed Council regarding the marijuana licensing 
process and the timeline of final applicants being chosen. 

Heather Kopas, 11253 Dexter Street, Thornton Arts, Sciences and Humanities 
Council (TASHCO) Board of Directors addressed Council regarding the need for a 
new theater facility and requested that Council fund a large theater in the new Trail 
Winds Recreation Center. 

Linda Ott, 12078 Leyden Court, addressed Council regarding concerns with the 
proposed Xcel substation near her subdivision . 

Jim McTurnan, 4225 W. 301h Avenue, Denver, CO, Attorney representing Starbuds 
dispensaries, addressed Council regarding the marijuana licensing process and the 
reason Starbuds withdrew their application. 

C. Staff Reports 

None 

6. COUNCIL COMMENTS/COMMUNICATIONS 

Councilmember Kulmann thanked Cub Scout Pack 223 for the invite for Mayor Williams, 
Councilmember Matkowsky, and herself, to go to Hunter's Glen Elementary School to 
answer questions about being on City Council and interactions with other governments. 

Councilmember Vigil congratulated the new Adams County Democratic Party Officers. 

Councilmember Phillips expressed appreciation to the neighbors that took care of Pat 
Eddleman who recently passed away. She spoke about shootings in her neighborhood and 
raising kids in safe neighborhoods. 

Mayor Williams reported on the City Manager hiring process and thanked the Committee 
members for their work. 
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7. CONSENT CALENDAR 

MOTION WAS MADE BY COUNCILMEMBER MACK GOODMAN AND SECONDED BY 
COUNCILMEMBER JOSHUA ZYGIELBAUM TO APPROVE THE CONSENT CALENDAR 
AS PRESENTED. 

The City Clerk read into the record the titles of the ordinances contained on the Consent 
Calendar. 

MOTION PASSED UNANIMOUSLY. 

THE FOLLOWING COUNCIL DOCUMENTS WERE APPROVED ON THE CONSENT 
CALENDAR: 

A. Approval of Minutes- January 24, 2017 Regular City Council Meeting. 

B. An ordinance amending Ordinance No. 3331 concerning Commercial Water 
Quantity Charges, Private Fire Line Charges, and a Water Service Connection Fee 
exemption for Thornton facilities to facilitate the operation and maintenance of the 
water system for the City of Thornton, Colorado. 

C. An ordinance amending Section 5 Sewer Connection Fees of Ordinance 3414 
prescribing sewer rates and charges and solid waste charges for the operation and 
maintenance of the sewer and solid waste systems for the City of Thornton, 
Colorado. 

D. A resolution amending the Pay Plan Summary documents for the Career Service 
and Excluded Pay Plans of the City of Thornton, Colorado, for the calendar year of 
2017. 

E. A resolution appointing a member to the Senior Citizen Advisory Board. 

8. PUBLIC HEARINGS 

None 

9. ACTION ITEMS 

A. A resolution approving the 2017 City of Thornton Federal Legislative Priorities. 

Jack Ethredge, City Manager, provided information on this item. Kevin Forgett, 
Management Analyst, presented the recommendations for the Federal Legislative 
Priorities. 

MOTION WAS MADE BY COUNCILMEMBER ADAM MATKOWSKY AND 
SECONDED BY COUNCILMEMBER JOSHUA ZYGIELBAUM TO APPROVE A 
RESOLUTION APPROVING THE 2017 CITY OF THORNTON FEDERAL 
LEGISLATIVE PRIORITIES. MOTION PASSED UNANIMOUSLY. 

B. A resolution appointing a member to the Parks and Open Space Advisory 
Commission. 



FEBRUARY 14, 2017, CITY COUNCIL MINUTES 
PAGE4 

MOTION WAS MADE BY MAYOR PROTEM ERIC MONTOYA AND SECONDED 
BY COUNCILMEMBER JOSHUA ZYGIEMBAUM TO APPROVE A RESOLUTION 
APPOINTING A MEMBER TO THE PARKS AND OPEN SPACE ADVISORY 
COMMISSION. MOTION PASSED UNANIMOUSLY. 

MOTION WAS MADE BY COUNCILMEMBER VAL VIGIL AND SECONDED BY 
COUNCILMEMBER JOSHUA ZYGIELBAUM TO RECESS INTO EXECUTIVE 
SESSION. MOTION PASSED UNANIMOUSLY. 

THE MEETING RECESSED INTO EXECUTIVE SESSION AT 7:48 P.M. AND 
RECONVENED AT 8:01 p.m. 

10. ADJOURNMENT 

MOTION WAS MADE BY COUNCILMEMBER JOSHUA ZYGIELBAUM AND SECONDED 
BY COUNCILMEMBER JAN KULMANN TO ADJOURN THE MEETING AT 8:01 P.M. 
MOTION PASSED UNANIMOUSLY. 

Respectfully submitted, 

Licensing 

ATTEST: 

Mayor at time of approval 

Approved at the February 28, 2017, City Council meeting. 



COUNCIL COMMUNICATION 
Meeting Date: Agenda Item: Agenda Location: Work Plan # Legal Review: 

February 28, 2017 7B Consent Calendar 36 
_ 1st Reading 
_2nd Reading 

subject: A resolution authorizing a fifth amendment to the non-exclusive right-of-way use agreement 
between the City of Thornton and Zayo Group, LLC. 

Recommended by: Brett Henry Approve ck Ethredge Ordinance previously 

Presenter(s): Brett Henry, Executive Director- Infrastructure 
introduced by: 

SYNOPSIS: 

Zayo Group, LLC (Zayo), is a fiber-based provider of telecommunication and broadband infrastructure 
and currently operates a fiber optic network and associated appurtenances within the City of Thornton's 
(City) right-of-way pursuant to an existing Non-Exclusive Right-of-Way Use Agreement, First 
Amendment, Second Amendment, Third Amendment, and Fourth Amendment. Zayo now wishes to 
enter into a fifth Amendment to add new facilities within the City's right-of-way along Hoffman Way, 
Eppinger Boulevard, Colorado Boulevard, 121 st Avenue/Northaven Circle, 12Qth Avenue, Holly Street, 
113th Place, Kearney Way, Leyden Street, and 114th Avenue as shown in Exhibits A, B, and C of the 
agreement. The Zayo facilities will provide broadband communication to the City's businesses and 
residents. 

RECOMMENDATION: 

Staff recommends Alternative No. 1, approval of the resolution to set forth the terms and conditions for 
Zayo to place additional facilities in the City's right-of-way to establish an infrastructure system that will 
enhance services to the City's businesses and residents. 

BUDGET/STAFF IMPLICATIONS: 

None. 

ALTERNATIVES: 

1. Approve the resolution authorizing Zayo to place its facilities within the City's right-of-way through 
an amendment to an existing Non-Exclusive Right-of-Way Use Agreement to further provide an 
infrastructure system that will enhance services to the City's businesses and residents. 

2. Do not approve the resolution, which would effectively restrict installation of additional conduit and 
fiber in the City's right-of-way by Zayo, limiting the ability to expand Zayo's infrastructure system. 

BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): (includes previous City Council action) 

City Code requires communication service companies wishing to place their facilities within the City's 
right-of-way to obtain permission through a Non-Exclusive Right-of-Way Use Agreement. 
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A Non-Exclusive Right-of-Way Use Agreement authorized by City Council on July 27, 2010 (C.D. No. 
2010-110) granted permission to Zayo for installation of fiber in City-owned conduit along Washington 
Street between 83rd Drive and 97th Avenue. In exchange for Zayo's use of City-owned conduit, Zayo 
installed conduit and fiber on Washington Street between 97th Avenue and 1 04th Avenue exclusively 
for the City. Under this agreement, Zayo also installed its own fiber and conduit on Washington Street 
between 97th Avenue and 104th Avenue. 

The first amendment to Zayo's Non-Exclusive Right-of-Way Use Agreement authorized by City Council 
on May 28, 2013 (C. D. No. 2013-072) granted permission for Zayo to install conduit and fiber service 
connections extending from Zayo's Washington Street fiber backbone between 83rd Drive and 1 04th 
Avenue. 

Zayo purchased conduit and fiber facilities from Metromedia Fiber Network Services along Grant Street 
north of 120th Avenue, 124th Avenue west of Washington Street, Washington Street north of 120th 
Avenue, and 120th Avenue east of Washington Street. C.D. No. 2013-072 granted permission for Zayo 
to install conduit and fiber service connections extending from these locations. 

C.D. No. 2013-072 granted permission to Zayo for installation of fiber in City-owned conduit along 
Thornton Parkway between Pearl Street and Washington Street. In exchange for Zayo's use of City
owned conduit, Zayo installed conduit and fiber on Thornton Parkway between Washington Street and 
Hoffman Way (Safeway traffic signal). Zayo was also granted permission to install fiber and conduit on 
Pearl Street north of Thornton Parkway, 95th Avenue east of Washington Street, and Hoffman Way 
south of 95th Avenue. Zayo also installed conduit and fiber service connections extending from Zayo's 
84th Avenue fiber backbone between Huron Street and Washington Street. 

The second amendment, C.D. No. 2015-064, granted permission for Zayo to install conduit and fiber 
on 104th Avenue east and west of Steele Street, Washington Street between 124th Avenue and 1281h 
Avenue, 128th Avenue between Washington Street and Claude Court, 1281h Avenue between Colorado 
Boulevard and Quebec Street, Claude Court south of 128th Avenue, 120th Avenue between the 
Fastracks rail line and Colorado Boulevard, Colorado Boulevard between 120th Avenue and 1281h 
Avenue, Hudson Street between 126th Avenue and 128th Avenue, 126th Avenue east of Hudson Street, 
and Quebec Street between 128th Avenue and north of 138th Avenue. 

The third amendment, C.D. No. 2015-201, granted permission for Zayo to install conduit and fiber on 
Russell Boulevard between Pearl Street and Washington Street, Pearl Street north of Russell 
Boulevard, 144th Avenue between 1-25 and Grant Street, and Grant Street south of 144th Avenue. 

The fourth amendment, C. D. No. 2016-048, granted permission for Zayo to install conduit and fiber on 
Pecos Street south of 88th Avenue, 88th Avenue east of Pecos Street, and 88th Avenue between 1-25 
and Washington Street. It also recognized and approved the change of name from Zayo Bandwidth, 
LLC to Zayo Group, LLC. 

This fifth amendment to Zayo's Non-Exclusive Right-of-Way Use Agreement grants Zayo permission 
to install conduit and fiber on Hoffman Way between Dorothy Boulevard and Eppinger Boulevard, 
Eppinger Boulevard between Hoffman Way and Gaylord Street, Colorado Boulevard south of 121st 
Avenue, 121st Avenue/Northaven Circle between Colorado Boulevard and 120th Avenue, 1201h Avenue 
between Northaven Circle and Holly Street, Holly Street between 1131h Place and 120th Avenue, 113th 
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Place between Holly Street and Kearney Way, Kearney Way between 113th Place and Leyden Street, 
Leyden Street between Kearney Way and 114th Avenue, and 114th Avenue east of Leyden Street as 
shown in Exhibits A, B, and C of the agreement. 



RESOLUTION 

A RESOLUTION AUTHORIZING A FIFTH AMENDMENT TO THE NON-EXCLUSIVE 
RIGHT-OF-WAY USE AGREEMENT BETWEEN THE CITY OF THORNTON AND ZAYO 
GROUP, LLC. 

WHEREAS, Zayo Group, LLC, a Delaware limited liability company ("Zayo"), is a 
bandwidth provider that was granted a Non-Exclusive Right-of-Way Use Agreement ("Use 
Agreement") to operate a fiber optic network and associated appurtenances within the City 
of Thornton ("City") on July 27, 2010; and 

WHEREAS, Zayo was granted additional locations to install fiber optic facilities in 
the City Right-of-Way by a first amendment approved on May 28, 2013, a second 
amendment approved on May 12, 2015, a third amendment approved on December 1, 
2015, and a fourth amendment approved on March 29, 2016; and 

WHEREAS, Zayo Bandwidth, LLC has merged with Zayo Group, LLC, also a 
Delaware limited liability company, still referred to herein as "Zayo"; and 

WHEREAS, Zayo now wishes to place additional facilities in the City's Rights-of
Way in order to expand its network and thus enhance its operations. Pursuant to the current 
Use Agreement, Zayo is allowed to place additional facilities within the City Rights-of-Way 
only with permission from the City; and 

WHEREAS, Zayo now therefore requests approval of additional locations in the Use 
Agreement to allow additional facilities to be placed in the City Rights-of-Way and to allow 
for the City to use Zayo's facilities; and 

WHEREAS, this amendment to the Use Agreement is necessary to provide Zayo 
with permission to expand its services in order to benefit Zayo by providing more 
comprehensive coverage; and 

WHEREAS, allowing Zayo to place additional facilities within the City is consistent 
with other public uses of the Rights-of-Way. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF THORNTON, COLORADO, AS FOLLOWS: 

That the Fifth Amendment to the Non-Exclusive Right-Of-Way Use Agreement 
between the City of Thornton and Zayo Group, LLC, attached as Attachment A, is 
hereby approved, and the City Manager is hereby authorized to execute on behalf 
of the City, and the City Clerk to attest the Use Agreement. 



PASSED AND ADOPTED at a regular meeting of the City Council of the City of 
Thornton, Colorado, on , 2017. 

CITY OF THORNTON, COLORADO 

Heidi K. Williams, Mayor 

ATTEST: 

Nancy A. Vincent, City Clerk 
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ATTACHMENT A 

FIFTH AMENDMENT TO 

NON-EXCLUSIVE RIGHT- OF- WAY USE AGREEMENT 

THIS FIFTH AMENDMENT ("Fifth Amendment") to a NON-EXCLUSIVE RIGHT-OF-WAY 
USE AGREEMENT is entered into by and between the CITY OF THORNTON, a Colorado 
municipal corporation (the "City"), and ZAYO GROUP, LLC, a Delaware limited liability company 
("Zayo"), on this day of , 2017. The City and Zayo hereafter may be 
referred to collectively as "Parties", or individually as "Party." 

Recitals 

A. On July 27, 2010, the City and Zayo Bandwidth, LLC, a fiber based broadband 
provider, entered into a Non-Exclusive Right-of-Way Use Agreement ("Use Agreement") that 
allowed Zayo Bandwidth, LLC, together with its affiliates, to construct, maintain and operate a 
fiber optic network and associated appurtenances within the City. 

B. On May 28, 2013, the City and Zayo Bandwidth, LLC entered into the First 
Amendment to the Use Agreement ("First Amendment"), on May 12, 2015, the City and Zayo 
Bandwidth, LLC entered into the Second Amendment to the Use Agreement ("Second 
Amendment"), on December 1, 2015, the City and Zayo Bandwidth, LLC entered into the Third 
Amendment to the Use Agreement("Third Amendment"); and on March 29, 2016, the City and 
Zayo Bandwidth, LLC entered into the Fourth Amendment to the Use Agreement ("Fourth 
Amendment"), which recognized and approved the change of name of Zayo Bandwidth, LLC to 
Zayo Group, LLC; which amendments authorized Zayo Bandwidth, LLC and its affiliates, to 
construct, maintain, and operate additional fiber optic facilities and associated appurtenances in 
different locations within the City. 

C. In accordance with the requirements of Subsection 3(H) of the Use Agreement, as 
amended by the Second Amendment, Zayo seeks an amendment to the Use Agreement to place 
further facilities in the City's rights-of-way and as such this Fifth Amendment is required. 

NOW THEREFORE, pursuant to Zayo's request to obtain permission from the City to 
place new facilities in the City's rights-of-way, the Parties hereby agree as follows: 

A. The Parties agree to allow Zayo together with its affiliates, to place additional facilities 
within the City's rights-of-way in accordance with the locations depicted in Exhibits "A", 
"B", and "C", attached hereto and incorporated herein by this reference and to be 
considered as additional exhibits to the Use Agreement, the First Amendment, the Second 
Amendment, the Third Amendment, the Fourth Amendment, and this Fifth Amendment. 

(1) Pursuant to Section (H) of the Use Agreement, as amended in the First 
Amendment, the Second Amendment, the Third Amendment, the Fourth 
Amendment, and this Fifth Amendment to the Use Agreement attaching additional 
exhibits accurately identifies the locations of the new facilities and otherwise 
makes no change or modification to the terms or conditions of the Use Agreement, 
the First Amendment, the Second Amendment, the Third Amendment, or the 
Fourth Amendment. 



(2) This Fifth Amendment shall constitute permission by the City to allow Zayo to place 
additional facilities in locations other than those agreed to in the Use Agreement, 
the First Amendment, the Second Amendment, the Third Amendment, and the 
Fourth Amendment to such Use Agreement and in accordance with all the terms 
and conditions of the Use Agreement, First Amendment, Second Amendment; 
Third Amendment, and the Fourth Amendment and which terms and conditions 
shall in no way be affected by this Fifth Amendment. 

B. Provided, further, the Parties agree this Fifth Amendment will require Zayo to meet all 
insurance provisions of the Use Agreement as applicable to all the new areas authorized 
for the facilities Zayo will place in the City's rights-of-way pursuant to this Fourth 
Amendment. 

C. All other terms and conditions of the Use Agreement, the First Amendment, the Second 
Amendment, the Third Amendment, and the Fourth Amendment shall remain in full force 
and effect. 

IN WITNESS WHEREOF, and in order to bind themselves legally to the terms and 
conditions of this Fifth Amendment to the Use Agreement, the duly authorized representative of 
the parties have executed this Fifth Amendment to the Use Agreement to be effective as of the 
date first written above. 

CITY OF THORNTON 

By: 
Jack Ethredge, City Manager 

ATTEST: 

Nancy A. Vincent, City Clerk 

APPROVED AS TO FORM: 

Luis A. Corchado, City Attorney 
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ZAYO GROUP, LLC 

By: 

Title: 

STATE OF COLORADO ) 
) ss. 

COUNTY OF _____________ ) 

Subscribed and sworn to before me this ___ day of-------=-' 2017, 
by ____ ________ __ , as ___________ of Zayo 
Group, LLC. 

Witness my hand and official seal. 

My commission expires: --- -------------

Notary Public 
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~~ 12450 WASHINGTON ST 
~~,. THORNTON , COLORADO 80241-2405 

t' (720) 977-6210 
PROPRIETARY INFORMATION-- NOT FOR RESALE 
Digital Data Produced by the City of Thornton GIS Project. This map is 
representational only, and does not determine exact locations or bound
aries of any districts or properties_ It is not intended to be relied 
upon for any legal descriptions or other land use documents. 

Exhibit A 

January 17, 2017 

1 inch = 500 feet 

Existing Zayo Fiber in City Conduit 

1 1 New Zayo Conduit and Fiber 
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representational only, and does not determine exact locations or bound
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Exhibit B 
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January 17, 2017 

1 inch = 700 feet 

Existing Zayo Conduit and Fiber 

New Zayo Conduit and Fiber 
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COUNCIL COMMUNICATION 
Meeting Date: Agenda Item: Agenda Location: 

February 28, 2017 7C Consent Calendar 

Work Plan # Legal Review: 
_ 1st Reading 
_ 2 nd Reading 

Subject: A resolution approving an intergovernmental agreement between the City of Thornton and 
the Adams County Sheriff's Office for use of the Flatrock Traini Center Driving Course and Skills 
Pad. 

Recommended by: Randy Nelson 

Presenter(s): Randy Nelson, 

SYNOPSIS: 

Ethredge Ordinance previously 
introduced by: 

The Thornton Police Department currently uses the Adams County Sheriff's Office Flatrock Training 
Center highway driving course and skills pad for training of their officers. 

Based on Council's direction, the resolution approves an intergovernmental agreement between the 
City of Thornton and the Adams County Sheriff's Office in the form of two users agreements (exhibit 
A and 8 to the resolution) to use their highway-driving course and skills pad on a yearly basis. The 
resolution also authorizes the City Manager to execute extensions of the agreement for successive 
one-year periods up to and including 2021 so long as the agreement is substantially the same as 
prior agreements. 

RECOMMENDATION: 

Staff recommends Alternative No. 1 , approval of an intergovernmental agreement with the Adams 
County Sheriff's Office to ensure uninterrupted emergency vehicle operations training for all sworn 
personnel beginning March 1, 2017. 

BUDGET/STAFF IMPLICATIONS: 

Staff estimates the yearly costs, which will include the use of highway driving course and skills pad 
will be $15,200. 

ALTERNATIVES: 

1 . Approve the resolution approving the intergovernmental agreement with the Adams County 
Sheriff's Office. 

2. Do not approve the resolution and direct staff to research the possibility of the City building its own 
highway-driving course and skills pad. 

3. Do not approve the resolution, which will require entry back into the Colorado State Patrol driving 
track intergovernmental agreement which has historically been unable to provide the necessary 
days to meet Police Officer Standards and Training (POST) certification requirements for the 
department. 
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BACKGROUND {ANALYSIS/NEXT STEPS/HISTORY): (includes previous City Council action) 

• The City of Thornton has utilized the highway-driving course and skills pad over the past year. The 
Adams County Sheriff's Office is requiring user agreements covering the rules, and fee agreement 
to be signed by participating agencies prior to use. 

• This will be the first original intergovernmental agreement (in the form of user agreements) 
between the City of Thornton and the Adams County Sheriff's Office for the use of the highway
driving course and skills pad at the Flatrock Training Center. 

• The Adams County Sheriff's Office Flatrock Training Center provides the needed setting to 
effectively and efficiently train sworn officers in the high liability area of emergency vehicle 
operation. 

• Prior to the utilization of the Adams County Sheriff's Office Flatrock Training Center, the Thornton 
Police Department utilized the Colorado State Patrol drive track which was owned and operated 
by the State of Colorado. The Colorado State Patrol drive track changed their philosophy on 
training and implemented a limited bid system for scheduling and further decreased the number of 
available days outside agencies could utilize their track. The increased number of agencies 
utilizing the Colorado State Patrol drive track limited the number of days in which the Thornton 
Police Department could schedule for training, which has forced the Thornton Police Department 
to find another training center. 



RESOLUTION 

A RESOLUTION APPROVING AN INTERGOVERNMENTAL AGREEMENT BETWEEN 
THE CITY OF THORNTON AND THE ADAMS COUNTY SHERIFF'S OFFICE FOR USE 
OF THE FLATROCK TRAINING CENTER DRIVING COURSE AND SKILLS PAD. 

WHEREAS, the City is required by CIRSA, the City's insurance provider, to 
provide recruit officer and refresher driver training; and 

WHEREAS, the Adams County Sheriff's Office operates the Flatrock Training 
Center that utilizes a driving course and a skills pad track to provide training for all law 
enforcement personnel; and 

WHEREAS, pursuant to C.R.S. Sec. 29-1-203 et seq. and C.R.S. Sec. 29-20-105 
local governments and agencies are encouraged to cooperate by contracting with each 
other to provide services for their mutual benefit; and 

WHEREAS, the parties desire to enter into an intergovernmental agreement for 
use of the driving course and skills pad track through execution of the two attached User 
Agency Training Element Rules and Fee Agreements ("User Agency Agreements"), 
which User Agency Agreements each constitute an intergovernmental agreement for the 
use of such driving course and skills pad track; and 

WHEREAS, the City will benefit by entering into the two Intergovernmental 
Agreements with the Adams County Sheriff's Office as referenced above and thereby 
provide the required driving training at a reasonable cost. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF THORNTON, COLORADO, AS FOLLOWS: 

1. The Intergovernmental Agreements between the City of Thornton and the 
Adams County Sheriff's Office, in the form of two User Agency Agreements, 
hereto as Exhibit A and B, are hereby approved. 

2. The City Manager is hereby authorized to execute, and the City Clerk to 
attest, on behalf of the City, each of the two User Agency Agreements in the 
form as hereby approved. 

PASSED AND ADOPTED at a regular meeting of the City Council of the City of 
Thornton, Colorado, on , 2017. 



CITY OF THORNTON, COLORADO 

Heidi K. Williams, Mayor 

ATTEST: 

Nancy A. Vincent, City Clerk 
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Exhibit A 

FLATROCK TRAINING CENTER 
23600 E. 1281~ Ave, Commerce City, CO 80022 

TRAINING ELEMENT RULES AND FEE AGREEMENT 
TERFA is an agreement between the User Agency (UA) listed below and the Adams County Sheriffs Office. This agreement details 
the access, use and conduct of the User Agency while conducting and participating in training and other activities while at the 
FLA TROCK Training Center. 

Highway Course- The Highway Course is a state-of-the-art driving course to include all of the necessary elements to train both 
new and experienced officers. Designed by Colorado Law Enforcement EVOC instructors, it offers a comprehensive training 
environment allowing training speed up to 80MHP. Elements will include a highway response course, emergency vehicle operations, 
tactical vehicle intervention, and vehicle ambush countermeasures. 

Rules of Conduct 
I. No training or access to the training element will be granted until this TERF A is signed below by both the User Agency and a 

FLATROCK Staff Member. 
-2;-- User Agency wiH-identiry-their beatllnstmetEJr to a FLATRQGl<;.StaffMember. _ 

3. The Lead Instructor must be on site at all times. The directions of the Lead Instructor are to be followed explicitly or the user 
will be required to quit using the element. 

4. No one may enter the element unless accompanied or approved by the Lead Instructor. 
5. Seatbelts will be worn by all drivers and passengers at all times while on the element, unless specifically stated to not be used 

for a legitimate training purpose. 
6. Absolutely no reckless driving by any driver at any time. 
7. In the event of an emergency or accident all drivers will stop immediately where they are and await instructions from the 

Lead Instructor. 
8. No driving or parking on grass or unpaved areas unless specifically authorized by a FLATROCK Staff Member. 
9. Report all injuries to the Lead Instructor and a member ofthe FLATROCK Staff Member. 
I 0. The User Agency will ensure that the element is clean after each training session. 
II. User Agency will be responsible for costs of repair and damage, beyond ordinary wear and tear of the facility. 
12. Any FLATROCK Staff Member has the authority to stop all activity at the element at any time and for any reason deemed 

necessary. 

Schedule and Fees: 

Training Date: Hours of operation: Monday- Friday 0800- 2200 hrs 
Units available- 4 hour blocks 0800.:1200 hrs/ 1300-1700 hrs/ 1800-2200hrs 

$ 200.00 pe1· 4 hour unit 

I have been authorized by my Agency to sign this TERF A Agreement. I have thoroughly read, understand and agree to the Rules of 
Conduct, Schedule and Fee stated above. 

USER AGENCY ADAMS COUNTY SHERIFF'S OFFICE 

Agency Name: FLATROCK StaffMember: 

Name: Name: 

Title: Title: 

Date: Date: 

Signature: Signature: 

HIGHWAY DRIVING COURSE 



Exhibit H 

FLATROCK TRAINING CENTER 
23600 E. 128i!i Ave, Commerce City, CO 80022 

TRAINING ELEMENT RULES AND FEE AGREEMENT 
TERFA is an agreement between the User Agency (UA) listed below and the Adams County Sheriffs Office. This agreement details 
the access, use and conduct of the User Agency while conducting and participating in training and other activities while at the 
FLATROCK Training Center. 

Skills Pad-Six acres oflarge paved area that provides students with basic emergency braking, skid control and collision avoidance. 

Rules of Conduct 
1. No training or access to the training element will be granted until this TERFA is signed below by both the User Agency and a 

FLATROCK StaffMember. 
2. User Agency will identify their Lead Instructor to a FLATROCK Staff Member. 
3-. The-designated-Lead lnstruetor must be-{)n site· at all-time&. +he direetiens efthe Lead .. JnstFuGter-anl-te- be-fellow~d-explicitl;}'~. 

or the user will be required to quit using the element. 
4. No one may enter the element unless accompanied or approved by the Lead Instructor. 
5. Seatbelts will be worn by all drivers and passengers at all times while on the element, unless specifically stated to not be used 

for a legitimate training purpose. 
6. Absolutely no reckless driving by any driver at anytime. 
7. In the event of an emergency or accident all drivers will stop immediately where they are and await instructions from their 

Lead Instructor. 
8. No driving or parking on grass or unpaved areas unless specifically authorized by a FLATROCK Staff Member. 
9. Report all injuries, to the Lead Instructor and a FLATROCK Staff Member. 
10. The User Agency will ensure that the element is left clean after each training session. 
11. User Agency will be responsible for costs of repair and damage, beyond ordinary wear and tear of the facility. 
12. Any FLATROCK Staff Member has the authority to stop all activity at the element at any time and for any reason deemed 

necessary. 

Schedule and Fees: 

Training Date: Hours of operation: Monday- Friday 0800-2200 hrs 
Units available- 4 hour blocks 0800-1200 hrs/ 1300-1700 hrs I 1800-2200hrs 

$200.00 pet· 4 hour unit 

I have been authorized by my Agency to sign this TERFA Agreement. I have thoroughly read, understand and agree to the Rules of 
Conduct, Schedule and Fee stated above. 

USER AGENCY ADAMS COUNTY SHERIFF'S OFFICE 

Agency Name: FLATROCK StaffMember: 

Name: Name: 

Title: Title: 

Date: Date: 

Signature: Signature: 

SKILLS PAD 



Meeting Date: 

February 28, 2017 

COUNCIL COMMUNICATION 
Agenda Item: Agenda Location: 

8A Public Hearings 

Work Plan# 

159, 163, 
166 

Legal Review: 
_1 81 Reading 
_2nd Reading 

Subject: A resolution adopting the Eastlake Subarea Plan s part of the Comprehensive Plan. 

Recommended by: Jeff Coder~O ~~1\_0~ Approved 

Presenter(s): Glenda Lainis, Policy Planning Manager 
Kent Moorman, Regional Transportation 

SYNOPSIS: 

k Ethredge Ordinance previously 
introduced by: 

The Eastlake Subarea Plan update covers Old Town Eastlake, located just east of the Eastlake at 124th 
transit station on the North Metro Rail line. The project area is shown on Figure 1.1 in the attached 
Eastlake Subarea Plan Document. This plan was originally approved in 2003. With the construction of 
the Eastlake at 124th station on the North Metro Rail Line, the plan needs to be updated due to the 
impacts on future growth and development of the area. This Subarea Plan will serve as a basis for 
policy, regulatory, and investment decisions needed to guide development in the Old Town Eastlake 
area. 

The Eastlake Subarea Plan update closely follows the spirit and intent of the 2003 Plan. The 2017 plan 
largely retains many of the recommendations of the 2003 subarea plan; however, it focuses on Old 
Town Eastlake, rather than the broader Eastlake Neighborhood. 

The updated 2017 Plan provides guidance on the types of land uses, infrastructure and amenities in 
the Subarea in the form of goals, guiding principles, policies, and recommendations. Also included are 
appendices outlining Linkage Design Principles and two Parking Management Studies, which are 
additional Council Work Plan items. 

RECOMMENDATION: 

Staff recommends Alternative No. 1, approve the resolution to adopt the Eastlake Subarea Plan update 
to provide guidance on development in the Old Town Eastlake area. 

BUDGET/STAFF IMPLICATIONS: 

The 2016 Budget included $150,000 for the Eastlake Subarea Plan update. 

ALTERNATIVES: 

1. Approve the resolution adopting the Eastlake Subarea Plan update. 
2. Revise the Eastlake Subarea Plan update as directed by Council and bring the revised Plan 

back at a future City Council public hearing. 
3. Do not approve the resolution. 
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BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): (includes previous City Council action) 

The planning process for this project started in January 2016 and included two Council briefings, three 
Advisory Committee Meetings, stakeholder interviews, four well-attended community meetings, and a 
booth at Thorntonfest. One of the community meetings focused specifically on receiving input from the 
residents, property owners, and business owners of Old Town Eastlake. A developer's forum was also 
held to elicit opinions of the plan. Comments received at these events are included in Appendix 1 of 
the Subarea Plan document. 

The Eastlake Subarea Plan draft document comprises the following parts: 

• Chapter 1: Background outlining the history of the area, the planning process, and generally 
setting the stage for the development of the plan. 

• Chapter 2: Goals and Guiding Principles consolidating the goals from the 2003 plan and 
creating guiding principles which are important parameters for the implementation of the plan. 

• Chapter 3: Plan Components including updates to the Land Use, Infrastructure, Parks and 
Open Space and Trails, Historic Recognition and Urban Design, Funding, Financing, and 
Community Vitality sections of the plan. 

• Chapter 4: Design Guidelines which have been carried over from the 2003 Plan. These will be 
applied to development and redevelopment to help retain the character and small town feel of 
Old Town Eastlake. 

• Chapter 5: Implementation identifying the steps needed to transform the Plan into reality, with 
the aim of providing guidance on ways to implement projects recommended through this 
planning process. This chapter describes implementation timeframes, roles, and responsibilities, 
taking into account the City's limited fiscal resources. 

• Six Appendices including Community Outreach summaries, Linkage Design Principles, Parking 
Management Study Phases I and II, Eastlake Market Study, and a list of recommendations 
already implemented from the 2003 Plan. The information in these appendices contributed 
towards the development of the final recommendations for the Plan. 

Differences between the 2003 and 2017 Subarea Plan 

• The project area was reduced from a wider area to include Old Town Eastlake, the commercial 
areas to the east of York Street, and properties to the south of 1241h Avenue. The balance of the 
larger area covered by the 2003 Plan was included in the Eastlake at 1241h Station Area Master 
Plan (STAMP). 

• The plan was generally updated to include recent events. 
• The long and short-term goals were consolidated. The short-term goals in the 2003 Plan 

referred to the intervening time prior to the station being constructed. 
• The plan introduces Guiding Principles and Linkage Design Principles. 
• Minor modifications, including new illustrations, were made to the Design Guidelines and new 

service-oriented guidelines were added. 
• Specific land use changes were made to the Future Land Use Map 

o Residential single-family in the residential area were retained (duplex and 
townhomes are not allowed). 

o The long-term land use of the property to the south of 1241h Avenue, east of the future 
parking area has been identified as single-family small lot. Access limitations prevented 



COUNCIL COMMUNICATION 
PAGE 3 

higher density from being located on this parcel and a single-family small lot use was 
deemed more suitable as a transition from the existing single-family residential to the 
east. 

o The original three non-residential land uses in the 2003 plan (Business, Service and 
Office) have been consolidated into a Mixed Use land use providing property owners 
more flexibility with their property. 

o Commercial properties east of York Street have been included in the Mixed Use land 
use category. Previously these uses were not included in the subarea plan and are shown 
in the Comprehensive Plan as having a "commercial" land use. The Mixed Use category 
was deemed suitable because these properties are located at a prominent key gateway 
into Eastlake. 

o A Service district overlay has been proposed to retain the auto repair/construction 
company type uses currently present but also allow the additional uses in the new Mixed 
Use land use. 

o As originally shown in the STAMP, the parcel south of 1241h Avenue, just east of the 
railway line has been identified as a parking area to serve overflow Regional 
Transportation District (RTD) transit parking, Eastlake businesses, and trailhead parking 
needs. Previously the area was proposed as a park. 

• The plan introduces the possibility of accessory dwelling units (ADUs) on larger lots only. 
Currently ADUs are allowed in other residential neighborhoods in Thornton but not in Eastlake. 

• Road, parks, and trails elements were updated. 
• Parking recommendations were provided for both overflow transit parking and Eastlake 

business parking. 
• Improvements are proposed for the park on Birch and First Street. 

Additional information on Plan Components 

The Eastlake Linkage Design Principles provides ways to visually link the two sides of the railway tracks 
so the Eastlake area can be viewed as a cohesive whole thus contributing towards the area having a 
distinct sense of place. These Principles will help identify common materials and visual clues that reflect 
Eastlake's history and identity. These Principles create a broad framework and are not detailed design 
guidelines. The Linkage Design Principles will be used when building public improvements in the area, 
for example benches, signage, and story nodes in the linear park alongside the railway line. These 
design principles will assist when evaluating private development proposals in the area surrounding the 
Eastlake at 1241h Station. The Linkage Design Principles are incorporated into the Eastlake Subarea 
Plan as Appendix 2 and are referenced in the Guiding Principles. 

The Eastlake Parking Management Plan is included in the Subarea Plan as Appendices 3 and 4. The 
Parking Management Plan has two parts, Phase I focusing on providing parking management solutions 
for the future transit overflow parking and Phase II addressing anticipated parking for the future 
businesses in Eastlake. The parking management solution to address transit overflow parking is to 
install "NO RTD PARKING" signs in the neighborhood. The study recommends a graduated approach 
to the transit parking overflow onto streets if signs with limited enforcement are not meeting the goals 
of not having RTD transit rider vehicles parking on the existing streets. Phase II of the parking study 
addresses future parking demand and supply for the Eastlake Subarea Plan with recommended 
changes, improvements, and construction of on-street and off-street parking to meet the future parking 
demand. Phase II also recommends changes to parking ratios for commercial and office use areas of 
25 percent. 
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Planning Process and Outreach 

The Eastlake Subarea Plan has taken the following steps to date: 

DATE ACTIVITY DESCRIPTION 

January 28, 2016 Kickoff Meeting Project initiation 

February 3 Link article to Council outlining the Project update 
project 

March 15, 16 Stakeholder Interviews Introduction & initial input 

April1 Advisory Committee Meeting #1 Introduction & initial input 

April28 Community Meeting #1 Introduction & initial input 

May 21 Thorntonfest Booth Introduction & initial input 

June 16 Developer's Forum 
.,. 

Introduction & input 

June 17 Advisory Committee Meeting #2 Analysis 

August16 Council Update Direction on the future of Eastlake 

August 22 Community Meeting Input on the future of Eastlake 

Sept 2 Advisory Committee Meeting #3 Reevaluation of concepts • 
Sept19 Listening Tour and Neighborhood Input on the future of Eastlake 

Meeting 

October 18 Council Update Plan recommendations 

November 17 Community Meeting Plan recommendations 

February 28, 2017 City Council Public Hearing Consideration of approval of the Plan 

Other Eastlake Plans 

The Eastlake Station Area Master Plan (STAMP) update primarily addressed the west side of the 
railway line at Eastlake. This plan covered the large vacant properties, proposed and existing industrial 
type development, and existing and anticipated high-density development in this area. The character 
and scale of this area is very different from Old Town Eastlake. The update to the Eastlake STAMP 
was approved by Council in October 2015. This update also included recommendations for the Grain 
Elevator area and the City-owned open lands along the railway line. 

The concept plans for the Eastlake Plaza and First Street Improvements were presented to Council in 
December 2015 and work on these has now moved to the design stage. Improvements are anticipated 
to be complete early in 2018. 
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Background 

The town of Eastlake was originally settled as a railway village over 100 years ago and incorporated 
into Thornton in 1990. In 2003, Council adopted a Subarea Plan for Eastlake and the Development 
Code was amended to reflect the recommendations of that plan. 

Since 2003, there have been many changes that affect Eastlake and the surrounding area. The most 
important of these is the location of the Eastlake at 1241h transit station, which is a transit stop on the 
North Metro Rail Line, planned to open in 2018. This transit stop is located directly east of Old Town 
Eastlake and has been designated the temporary end of the line until enough financing is acquired to 
build the line to the ultimate end of line station just north of State Highway 7. 

This subarea plan focuses on Old Town Eastlake and is bordered to the west by the railway line and 
proposed station, to the north by Birch Street, to the east by York Street, and includes two larger 
properties located south of 1241h Avenue just to the east of the railway line. The plan boundary also 
includes the Post Office and adjacent commercial area just east of York Street. 

Public Hearing Notice 

On February 10, 2017 the public hearing notice was mailed to all property owners within the project 
area and to addresses within a one-mile radius of the Eastlake at 1241h Station. The public hearing 
notice was published on February 16, 2017 in the Northglenn-Thornton Sentinel. 
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NOTICE OF CITY COUNCIL PUBLIC HEARING 

EASTLAKE SUBAREA PLAN 
SPCD 2015-020 l'ubllc Notlca 

NOTICE OF CITY COUNCIL 
, P08UC HEARING 

The City Council of the City of Thornton will hold a public hearing to co ·EAsT'":cfo5f0~~~~ PLAN_ 

'Eastlake Subarea Plan' which is intended to provide a vision and·TIJ~«ltYCouooncrthaetlycf~tonwat~~old 
development in Old Town Eastlake. The final draft 'Eastlake Subarea P~~~~~i£e;!;~~~~~?~J~T,~0fo~~~~~~ 
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+City of Thornton 

NOTICE OF CITY COUNCIL PUBLIC HEARING 
EASTLAKE SUBAREA PLAN (SPCD 2015-020) 

The City Council of the City of Thornton will hold a public hearing to consider the adoption of the 
'Eastlake Subarea Plan' which is intended to provide a vision and planning framework for 
development in Old Town Eastlake. The final draft 'Eastlake Subarea Plan' document is available 
on the City of Thornton website at gocot.net/EastlakeSubareaPian. 

This hearing will be held on February 28, 2017 at 7:00 p.m., or as soon as possible thereafter, at 
the Thornton City Hall in the Council Chambers, 9500 Civic Center Drive, Thornton, Colorado. 

A copy of the 'Eastlake Subarea Plan' is on file at the City Development Department of the City of 
Thornton, 9500 Civic Center Drive, Thornton, Colorado, 80229, and is available for public inspection. 

Any interested party may appear at this meeting or may communicate their interest to the City Council 
by written notice. Written notice must be received prior to, or during the meeting. If you have 
questions concerning this matter, please contact the City of Thornton City Development Department 
at 303-538-7295. 

If you are disabled and planning to attend this public meeting and require assistance in understanding 
or participating, please notify the City's ADA Coordinator at 303-538-7245, at least eight hours in 
advance and arrangements will be made to provide any assistance that may be required. TDD 
access is available through Colorado Relay at 711 or you can also contact the City Development 
Department by email at CityDevelooment@cityofthornton.net. 



RESOLUTION 

A RESOLUTION ADOPTING THE EASTLAKE SUBAREA PLAN AS PART OF THE 
COMPREHENSIVE PLAN. 

WHEREAS, the Thornton City Council adopted the Eastlake Subarea Plan on May 
27,2003;and 

WHEREAS, the conditions and circumstances have changed since the 2003 
Subarea Plan was adopted; and 

WHEREAS the North Metro Rail Line is scheduled for completion in 2018 with the 
interim end of line station located at Eastlake; and 

WHEREAS, the City of Thornton considers Old Town Eastlake to be a unique 
historic area within the City which will be subject to additional development pressures as a 
result of the construction of the interim end of line station at Eastlake; and 

WHEREAS, the Subarea Plan has been updated to provide guidance for future 
development including types of land uses, infrastructure, and amenities for the area; and 

WHEREAS the Subarea Plan includes updated goals, new guiding principles, and 
updated polices, design guidelines, and recommendations; and 

WHEREAS, the updated Subarea Plan includes Linkage Design Principles, which 
provides ways to visually link areas on both sides of the railway tracks; and 

WHEREAS, the updated Subarea Plan includes Parking Management Strategies 
providing ways in which to address transit and business parking in the area; and 

WHEREAS, the Thornton City Council adopted the 2012 update to the Thornton 
Comprehensive Plan on September 11, 2012; and 

WHEREAS, Eastlake has been identified on the "Plan Concept" Map in the 
Comprehensive Plan as an "Eastlake Historic District" with a FasTrack stop, proposed 
mixed-use development and other amenities; and 

WHEREAS, the Subarea Plan furthers the principles attached to the Eastlake 
Historic District identified in the Comprehensive Plan, which are: encourage mixed-use 
development; encourage compactness; provide linkages to multi-modal transit; and 
provide distinct urban design guidelines to reflect existing scale of the Eastlake 
Neighborhood; and 



WHEREAS, the Subarea Plan will be used by City Council, City Boards and 
Commissions, other City officials, residents, developers and City staff to ensure a 
sensitive and well-designed development in Old Town Eastlake. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF THORNTON, COLORADO, AS FOLLOWS: 

The 2003 Eastlake Subarea Plan is hereby repealed and the 2017 Eastlake 
Subarea Plan, attached as Attachment A to this resolution, is hereby adopted as an 
implementation document of the 2012 Thornton Comprehensive Plan. 

PASSED AND ADOPTED at a regular meeting of the City Council of the City of 
Thornton, Colorado, on , 2017. 

CITY OF THORNTON, COLORADO 

Heidi K. Williams, Mayor 

ATTEST: 

Nancy A. Vincent, City Clerk 

2 
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Section 1.1:  

Introduction
Project Overview

The town of Eastlake was originally settled as a railway village in the early 20th century. 
The historic town was founded in 1911 and was incorporated into the City of Thornton 
in 1990. At the time of annexation, the Eastlake Master Plan was adopted by the 
Thornton City Council, establishing proposed land uses and proposed infrastructure 
improvements for the area. In 2003, the city of Thornton approved the Eastlake Subarea 
Plan to respond to changes to the character of the area surrounding the town of Eastlake 
since 1990. The 2017 Subarea Plan retains many of the recommendations of the 
2003 Subarea Plan; however, it focuses on Old Town Eastlake, rather than the broader 
Eastlake Neighborhood. 

 

ReasonS for the plan update

The 2003 plan has served the area well and large portions are still relevant and will 
be retained in this 2017 update. The 2017 plan update is being undertaken for the 
following reasons:

• Eastlake is now the temporary end of line for the North Metro Transit line which is 
due to open in 2018. The station area planning being undertaken by RTD needs to 

The 2017 Eastlake Subarea 
Plan is an update to the 

2003 plan of the same name. 
The plan was updated to 

reflect changes in the area 
over the thirteen intervening 

years and to provide 
guidance on development 

and capital improvements in 
the future.

 
Figure 1.1: Site map with walk radius from station
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be coordinated with planning in existing Old Town Eastlake, particularly along First 
Street.

• Growth pressures that will result from the construction of the station are inevitable 
and need to be addressed in a way that does not compromise the existing small 
town character of the area.

• Other planning has been done for the area, in particular the 2015 Eastlake at 124th 
Station Area Master Plan (STAMP) and it is necessary to ensure all the planning 
recommendations are consistent.

• Many of the recommendations from the 2003 plan have been completed and new 
recommendations that are pertinent to the current situation are needed.

 
2017 Subarea plan Project area

The 2017 plan focuses on Old Town Eastlake, located just east of the Eastlake at 124th 
Station on the North Metro line. The project area is bounded by First Street to the 
west, Birch Street to the north, York Street to the east and 124th Avenue to the south. 
In addition to the parcels bounded by the streets above, the study area includes three 

 
Figure 1.2: North Metro 
Line Map

Fastracks &  

Eastlake Station

At the time of the 2003 Subarea Plan, the FasTracks 
proposal to extend the North Metro commuter rail 
through Eastlake had not yet been approved by 
voters and the project had an indefinite timeline. 
FasTracks is a regional public transportation 
expansion plan that spans light rail, commuter 
rail and express bus service. In November 2004, 
voters approved a ballot measure to fund FasTracks 
through a regionwide sales tax increase. Initially the 
North Metro Line was scheduled to be completed in 
2015. However in 2008, due to funding constraints, 
this was postponed to 2034 or later. In 2013, RTD 
signed an agreement with a private contractor 
to complete the line to Eastlake at 124th station 
by 2018. The remainder of the line to Highway 
7 is not currently funded in the short term and 
is not anticipated to be completed before 2040.  
Therefore, Eastlake will be the temporary end of line 
for the foreseeable future. 
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commercial parcels to the east of York Street and north of 124th Avenue, as well as two 
parcels south of 124th, which are an active farmstead and a city-owned parcel. 

This project area is smaller and more focused than the 2003 plan which included a 
larger area comprising newer residential areas to the east and vacant parcels to the 
west of the railway line. The 2015 STAMP studied and provided detailed proposals 
for this larger area, with particular attention paid to the parcels west of the tracks. The 
2017 Subarea Plan focuses on Old Town Eastlake because this area was deemed to 
have a distinct small town character, different from the surrounding area. For some of 
the broader transportation circulation recommendations, both the 2015 and 2017 plan 
extends to a wider area.

Relationship to the 2003 Subarea Plan

While most of the 2003 plan will remain intact, a few key changes will be seen 
throughout the document. These changes are:

• The 2017 subarea boundary only covers Old Town Eastlake and thus all 
recommendations will pertain to this new study area except for some broader 
circulation elements.

• Recommendations that have been previously achieved or are no longer feasible 
have been removed.

• Recommendations from related plans (see related plans summary) are integrated 
into the plan as well as new recommendations vetted by the working team, 
Advisory Committee, City Council and public process.

• New illustrations and diagrams provide additional clarity to the Subarea Plan.

Organization of Subarea Plan 

The Eastlake Subarea Plan is organized into five sections, containing related chapters 
with topical goals and recommendations. 

The Plan starts with Chapter One: Background, which includes an overview 
of the Plan, followed by a discussion of the history of the Eastlake Subarea, as 
well as an overview of the planning process and public outreach efforts that 
informed this plan update. 

Chapter Two: Goals & Guiding Principles provides goals for the Plan as 
well as a detailed description of the Guiding Principles and their influence on 
the recommendations. 

Chapter Three: Plan Components covers the bulk of the Subarea Plan and 
is comprised of recommendations bridging five categories: 

1. Land Use

2. Infrastructure

3. Parks, Open Space and Trails 
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Figure 1.3: Plan Organization Diagram

4. Historic Recongnition and Urban Design

5. Funding, Financing and Community Vitality 

Chapter Four: Design Guidelines provides urban design guidelines for the 
Eastlake Subarea, pertaining to residential and mixed use development, as 
well as guidelines on streetscapes and architectural character. 

Chapter Five: Implementation is a compilation of all the plan 
recommendations and illustrates how the goals of the Subarea Plan will be 
realized. 

The Appendices provide additional background information on the Plan, as 
summarized below:

1. Community Outreach, City of Thornton and Design Workshop 

2. Linkage Design Principles, Valerian LLC 

3. Parking Management Study, Phase I, Desman Design 
Management

4. Parking Management Study, Phase II, Desman Design 
Management

5. Eastlake Market Study, ArLand Land Use Economics

6. 2003 Subarea Plan: Recommendations Implemented, City of 
Thornton and Design Workshop
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2009  
Eastlake Station Area Master Plan 
(STAMP)

Adopted by Council February 24, 
2009. Plan covered areas west of the 
station and was superseded by the 
2015 STAMP.

2015  
Eastlake at 124th Station Area 
Master Plan (STAMP) & Open 
Lands Plan

Approved by Council October 27, 
2015. Updated the 2009 STAMP and 
focused on the west side of the station. 
Also included recommendations for the 
Grain Elevator area and the city-owned 
open lands along the railway line.

2003 
Eastlake Subarea Plan 
 
Subarea Plan for Old Town Eastlake 
and the surrounding area adopted by 
Council May 27, 2003. Updated by the 
2017 Subarea Plan. Many of the recom-
mendations from the 2003 Plan have 
been completed. Appendix 6 includes 
a comprehensive summary of the 2003 
recommendations and their status.

Related  

Planning 

initiatives

Eastlake and the 
surrounding area has 
been the focus of a 
number of planning 
efforts. These are as 
follows:
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Section 1.2:  

Planning Process AND  
Community Outreach 

 

Planning Process 

The project team initiated work in January 2016 and developed the content of the plan 
through a series of six phases, as described here and in Figure 1.4 below. 

Phase 1: Project Initiation

The initial phase for the project consisted of coordination meetings between the 
consultant team and the internal team at the city of Thornton to set initial goals 
and develop the project schedule. Phase 1 also included 12 individual, hour-long 
stakeholder interviews to better understand the community’s character, opportunities 
and constraints. The stakeholders consisted of business owners, residents, property 
owners, city officials and community influencers, such as a local pastor.  

Phase 1:

Project 
Initiation

jan-march 
2016

march-April 
2016

April-june 
2016

june-sept 
2016

sept-dec 
2016

Preferred Plan

Land Use 
Recommendations

Implementation 
Recommendations 

Plan Alternatives

Plan Evaluation

Land Use Analysis

Developers’ Forum

Visioning Input

Precedent Studies

Goalsetting

Data Collection

Previous Plan Review

Existing Conditions 
Survey

Kickoff Meeting

Community 
Engagement Plan

Draft Plan

Review & Refinement

Final Plan 

dec-feb 
2016/17

Phase 2:

analysis & 
research

Phase 3:

Vision & 
 goals

Phase 4:

plan 
alternatives

Phase 5:

preferred 
plan

Phase 6:

plan  
adoption

Community Meeting

Thorntonfest

Community Meetings Community Meeting

Advisory Committee Advisory Committee Advisory Committee

Council Briefing Council Briefing Public Hearing

Stakeholder Interviews

 
Figure 1.4: Project Phase Diagram
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Phase 2: Analysis & Research

To better understand the neighborhood and the physical context, the project team 
conducted extensive research and analysis. This included synthesis of previous 
and related plans, a market study completed by ArLand Land Use Economics, and a 
comprehensive review of the 2003 plan to ascertain which recommendations were 
completed, which had yet to be completed and which were no longer relevant.  

Phase 3: Vision & Goals

With a solid foundation of research and community engagement, the working team met 
with the technical advisory committee to formalize a vision and goals for the project. 
These goals aligned closely with the 2003 Subarea Plan. This phase also included 
analysis of similar communities in the Front Range to contextualize Eastlake and how 
the town might be impacted by the new commuter rail station. During this phase, the 
first community meeting centered on questions of community identity. The project 
team conducted a visual preference survey with the community to work toward a vision 
of Old Town Eastlake.  

Phase 4: Plan Alternatives

The fourth phase delved into possible recommendations and how these could impact 
land use and development in the area. This phase included studies of how the 
development assumptions from the market report might impact land use in Eastlake 
as well as ideas on how to alleviate the increased parking demand in the area due 
to the commuter rail line station. These alternatives were presented and discussed 
with the public, advisory committee and City Council. The project team also hosted 
a Developers’ Forum, inviting experts from the Denver Metro region with experience 
implementing projects in similar context as Old Town Eastlake to reflect on the potential 
opportunities and constraints from a developer’s perspective.

Phase 5: Preferred Plan

Based on feedback on the alternatives, the final document began to take form pending 
revisions based on input from the Advisory Committee and direction from City Council. 
The preferred direction for the plan was then presented to the public at the third 
community meeting. Illustrations and diagrams were created to communicate the 
principal ideas in the plan and to provide a graphic explanation.

Phase 6: Plan Adoption

The final plan was adopted by City Council on ____, 2017. 
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Meeting / Activity Date Topic
Stakeholder 
Interviews

March 15/16, 
2016

• Project introduction
• Key issues
• Community identity 

Visual Survey March 22, 2016 • Site observation 

Advisory Committee 
No. 1

April 1, 2016 • Key issues
• Project vision and goals 

Community 
Meeting No.1 

April 28, 2016 • Project overview
• Visual preference survey
• Project vision & goals

Developers’ 
Forum

June 16, 2016 • Project overview
• Development opportunities & 

constraints

Advisory Committee 
No. 2 

June 17, 2016 • Initial concepts
• Project vision & goals

Council Briefing 
No. 1

August 16, 2016 • Project vision
• Initial concepts

Community 
Meeting No. 2

August 22, 2016 • Opportunities & constraints
• Precedent studies
• Initial concepts

Advisory Committee 
No. 3

September 2, 2016 • Feedback from community meet-
ing

• Reevaluation of concepts

Project Area 
Neighborhood 
Meeting 

September 19, 
2016

• “Listening Tour” with residents
• Concepts & recommendations
• Breakout groups for discussion

Council Briefing 
No. 2

October 18, 2016 • Feedback from local community
• Revised concepts

Community 
Meeting No. 3

November 17, 
2016

• Parking alternatives
• Revised concepts

Council Public 
Hearing

_______ ,2017 • Consideration of final plan

Figure 1.7: Neighborhood Meeting 
Mailer Map

Figure 1.6: Community Meeting 
One Mile Radius Mailer Map

 
Figure 1.5: Public Process and Community Engagement Activities
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Community Outreach

As part of the planning process, the project team engaged in extensive community 
outreach. As groundwork for the plan, the project team conducted 12 individual, hour-
long stakeholder interviews with a sample group of residents, business owners and 
community members. These interviews provided information on the history of Eastlake, 
the neighborhood’s culture, and how the community anticipated it might change in the 
future. Following the stakeholder interviews, the project team conducted an extensive 
site walk to document and analyze the urban fabric of the project area. 

In addition to the stakeholder interviews, there were three community meetings 
focused on gaining feedback from the greater Eastlake area over the course of several 
months. Flyers for these meetings were distributed to members of Old Town as well 
as residents within a one mile radius of the Eastlake at 124th Station (Figure 1.6). In 
response to feedback from residents, business owners and property owners in Old 
Town Eastlake, the project team convened an additional meeting and a listening tour 
for this group since they are directly affected by the plan. (Figure 1.7). The overall 
Eastlake community also had the opportunity to provide input on the Eastlake Subarea 
Plan during the formal public hearing and adoption process.  A summary of feedback 
received at all the community meetings is included in Appendix 1.

Studies contributing to the 2017 Eastlake Subarea Plan   

In 2017, the City of Thornton undertook several studies as part of the update and expansion of the 2003 plan, including:

• A market study conducted by ArLand Land Use Economics to look at the local and regional market around Eastlake 
and the possible impacts of commuter rail and associated development on Old Town Eastlake.  
This study is included in Appendix 5.

• Desman Design Management conducted a parking study to look at the short-term and long-term impacts the station 
will have on residential parking, as well as a short-term and long-term study of commercial parking within Old 
Town Eastlake. The management strategies from this study are included in the parking recommendations as well as 
captured in the appendices.  
This study is included in Appendices 3 and 4.

• Partly as an outgrowth of work on the renovation of First Street and a new plaza at the intersection of First Street 
and Lake Ave., Valerian, a landscape architecture and urban design project, completed a list of “Linkage Design 
Principles”  that  provide design ideas on signage and identity  features for Old Town Eastlake as well as the greater 
Eastlake Neighborhood in order to bring more visual continuity and identity to the area.  
This study is included in Appendix 2.

• The plan also retains key findings from studies for the 2003 plan, including design guidelines for historic 
conservation in the historic town of Eastlake created by Winter, Kramer, Jessup, LLC, and a parks and trails plan for 
the area. The Eastlake Subarea Plan also utilizes data collected by Front Range Research Associates, Inc. in 2000 
through a historic building survey of the town of Eastlake. 
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Section 1.3:  

Historic Background 
Origin of Eastlake

The historic town of Eastlake was created on June 22, 1911 when the Eastlake 
subdivision was recorded at the Adams County Clerk and Recorder’s Office. The 
Eastlake Investment Company subdivided approximately 31.5 acres of land to create 
lots and four streets in Eastlake (Figure 1.8).  The majority of the lots created by the 
subdivision were narrow and rectangular, each approximately 25 feet wide by 125 
feet deep. Eastlake’s streets were laid out parallel and perpendicular to the railroad 
rather than on an east/west and north/south grid. This pattern of small lots and a grid 
street system with alleyways remains today and helps to define the unique character of 
Eastlake. 

The railroad and agricultural history of the area heavily influenced development of the 
historic town. Built along the Union Pacific Railroad, the historic town of Eastlake had a 
small train depot for passenger and freight transportation to Greeley and Denver in the 
early 1900s. 

Like the railroad, the historical agricultural uses of the Eastlake area have affected the 
development of the historic town of Eastlake. The farms that dominated the historic 
land use of the area took advantage of the town’s proximity to rail service to meet their 
business needs. The existing Eastlake Farmer’s Cooperative Grain Elevator was built 
in 1920 by the local Farmer’s Cooperative adjacent to the railroad stop to facilitate the 
transportation of grain to urbanized areas by rail. Cattle corrals were located along the 
Union Pacific railroad tracks, as was a pickle factory to process cucumbers grown on 
surrounding farms. 

Historic photo of Lake Ave
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Historically, the Eastlake region had a variety of popular recreational attractions 
for northern Adams County residents. From the early 1900s, the three Eastlake 
Reservoirs provided water for farming while also providing recreational opportunities 
such as swimming and fishing for residents of the Eastlake Subarea. Eastlake 
Reservoir III, located one-half mile to the east of the Town, was a buffalo wallow 
before the dam was built to create a larger lake. 

Early Growth in Eastlake

Soon after the subdivision of Eastlake, the area’s small town ambiance began to 
emerge via the construction of several homes, businesses and two churches. Single-
family residential development spread out over the majority of the subdivision, with 
commercial development dominating Lake Avenue and First Street. The homes built 
in Eastlake during this time were one to one-and-a-half stories in height, of frame 
construction and limited architectural ornamentation. Accessory structures, such 
as sheds and garages, were located to the rear of the property. Many of the original 
residential structures in Eastlake remain, providing an important contribution to the 
character and the housing stock of the area. 

Within a few years of Eastlake’s platting, “a small business district quickly developed 
along Lake Avenue, which was lined with sturdy frame and brick buildings,” 
according to the “Eastlake Neighborhood Historic Buildings Survey.” Many of these 
original commercial buildings still exist. Most of the existing buildings on the south 
side of Lake Avenue between First and Second Street are original structures. Several 
of the original commercial buildings along the north side of Lake Avenue, including 
E.J. Snydal’s grocery store and a two-story pool hall and dance hall were destroyed 
by a May 1926 fire. The Eastlake Post Office (now relocated) and the Eastlake Frozen 
Food Lockers were later built on the site of the fire. Another business within the Lake 
Avenue commercial district was a small hotel, built at the northeast corner of Lake 
Avenue and Second Street. 

The Eastlake First Congregational Church was constructed at Second Street and Birch 
Avenue in 1915 after being founded by residents of the surrounding agricultural area. 
A Catholic church was built in 1916 at Third Street and Lake Avenue, which was later 
purchased by the Masonic Temple. These two institutional buildings, along with the 
grain elevator adjacent to the railroad tracks, are important architectural reminders of 
Eastlake’s history. 

Annexation by the City of Thornton  

After subdivision in 1911, the next major political event to affect Eastlake was 
annexation by the city of Thornton in 1990. The city of Thornton, incorporated in 
1956 in southern Adams County, expanded northward and eventually surrounded 
the town of Eastlake. In the late-1980s, facing a failing septic system, the town of 
Eastlake was searching for a neighboring sewer service provider to assist with waste 
disposal. The city of Thornton and the town of Eastlake entered into an annexation 
agreement in 1990 to allow Eastlake to be connected to the city’s sewer system, to 
upgrade the sewer lines and to make roadway and drainage improvements.  
 
Upon annexation of the town of Eastlake, the city of Thornton adopted the “Eastlake 
Master Plan” as a general guide for land use, transportation and parks and open 

 
Historic photo of the Eastlake 
train depot

 
Historic work order for demolition 
of the train depot.

 
Sign on top of the Lake Ave Inn
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space development. The Eastlake Master Plan sought to “encourage the preservation of 
Eastlake’s small town atmosphere while enhancing the quality of life for its residents.” 
The Master Plan identified longtime Eastlake community members with a strong 
conviction to maintain Eastlake’s character, who help to maintain stability in the area. 
While the Eastlake Master Plan did not include any policies and recommendations 
directly related to historic preservation, the Master Plan laid the ground work for future 
planning efforts in Eastlake. 

RECENT Eastlake HISTORY

Adopted in 2003, The Eastlake Subarea Plan continued the goal of preserving and 
enhancing Old Town Eastlake. The 2003 Subarea Plan contained new zoning districts 
and Design Guidelines that contributed towards the goal of maintaining the character of 
Eastlake while encouraging the creation of small town businesses. The 2003 subarea 
plan also recommended improving the infrastructure provided by the Eastlake Water 
and Sanitation District. Ultimately, with the use of Community Development Block 
Grant (CDBG) money and low-cost loans, Old Town Eastlake residents hooked up to 
Thornton’s municipal water system in 2005.  

More recently, the city has taken additional actions to acquire property in the area for 
public benefit.  The city purchased land on both sides of the Union Pacific right-of-
way in 2001, between 124th and 128th Avenues, to provide an open lands area and 
accommodate the construction of an Eastlake themed “Heritage Trail”. The city also 
acquired the Eastlake Farmer’s Cooperative Grain Elevator and its associated buildings, 
and in 2010 was successful with a nomination request for listing these structures on 
the National and State Register of Historic Places.

Eastlake’s street grid was 
developed in alignment with 
the Union Pacific rail line 
and demonstrates the classic 
T-form street arrangement 
seen in many small farm 
towns next to railroads. 

Historic photo of the Eastlake First Congregational Church, prior to the 
south addition
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Figure 1.8: 1911 Eastlake Platting Map, Adams County
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Section 1.4:  
Local Architecture and 
Urban Design 

Historic Building Survey 

In 2000, Front Range Research Associates, Inc. undertook a survey of historic 
structures in the Eastlake Neighborhood on behalf of the city of Thornton’s Business 
Development Division. The “Eastlake Neighborhood Historic Buildings Survey,” which 
provides much of the background for this chapter, contains a more detailed account 
of Eastlake’s history and highlights historically significant structures in the area. 
Through the survey, two buildings were identified in Eastlake that qualify for the State 
Historical Landmark Register: Farmer’s Cooperative Grain Elevator and the Eastlake 
First Congregational Church. In addition to these state-eligible structures, the “Eastlake 
Neighborhood Historic Buildings Survey” identified several buildings that contribute to 
the local history of Eastlake, such as residential and commercial structures. See Figure 
1.9 for a map showing the buildings that were surveyed.  Like the 1990 Eastlake Master 
Plan, the historic building survey provides valuable background information for the 
conservation of Eastlake’s unique character. 

Planning Lessons from Eastlake's History 

An analysis of Eastlake’s history, coupled with data from the historic building survey, 
helps to define Eastlake’s character and to create a model for future development in 
the area. As new challenges and opportunities are created by private development, 
public investment and the passing of time, Eastlake’s railroad, agricultural and small 
town heritage should serve as the defining feature of conservation and revitalization in 
the Subarea. As the area has infill opportunities available, both on vacant lots and on 
developed lots, attention to the historic character of the area as redevelopment occurs 
will help to ensure that Eastlake remains a unique and authentic place. 

Eastlake Architecture 

The town of Eastlake developed over time, allowing an eclectic mix of architectural 
styles to characterize the area. While buildings constructed more recently represent 
a variety of architectural styles, the more historic buildings in Eastlake represent the 
vernacular architecture found in many small agricultural communities in Colorado in 
the early 1900s. Eastlake’s historic residential architecture includes homes that are one 
to one-and-a-half stories in height, of frame construction, with concrete foundations. 
Most residential structures are of simple design, with hipped or gabled roofs and with 
limited architectural ornamentation. Though most historical homes had porches, many 
of the original porches have been altered and enclosed. 

In keeping with the vernacular agricultural architectural style, historic commercial 
buildings in Eastlake were constructed with a brick façade, a stepped parapet, and 
limited architectural ornamentation. While two-story buildings existed historically in 
Eastlake, all commercial buildings are presently one-story. Significant architectural 
features used historically in Eastlake have been replicated in recently constructed 

Eastlake is architecturally 
eclectic with a number of 
time periods represented by 
the buildings in town. Some 
architectural characteristics 
typical of Old Town Eastlake 
are limited ornamentation, 
building orientation to the 
street, and use of traditional 
materials. 

Masonic Lodge

Farmer’s Cooperative Grain 
Elevator
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Figure 1.9: Eastlake Neighborhood Historic Buildings Survey
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buildings, such as the Giuliano Office Building completed 
in 2002 on First Street, south of Lake Avenue. 

Eastlake Urban Design 

The town of Eastlake plat, recorded in 1911, established 
the small town character of the area, which is distinct 
from the typical suburban development that now 
surrounds it. As was typical for towns established in the 
early 20th century, Eastlake was originally subdivided 
into 25 by 125 ft. lots served by alleys and a grid street 
system. This lot and street configuration created a small 
town which was accessible to pedestrians, farmers, 
railroad employees and other Eastlake community 
members. Although many of the small lots have been 
consolidated over time to form larger buildable lots, 
the small town, pedestrian-friendly scale of the area 
remains. Characteristics such as narrow front set-backs, 
front doors oriented to the street, ample landscaping and 
minimized impact of auto-related uses help to maintain 
Eastlake’s character. 

Eastlake is a unique historic area within the relatively 
young city of Thornton, which has limited historic 
resources. Although some alteration has occurred over 
time, the railroad, agricultural and small-town heritage 
of Eastlake remains important to residents, to property 
owners and to city officials. Eastlake’s history, and its 
related impact on the architecture and urban design of 
the area, provides important background information on 
the area and establishes the unique Eastlake character. 
The remainder of the Eastlake Subarea Plan offers goals, 
policies and recommendations to help conserve the 
character of Eastlake as private and public investment 
occur in the area. 

Eastlake First Congregational Church

Former Eastlake Post Office

Office building on Lake Ave
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Chapter 2: 

Goals AND Guiding principles

Historic photo of Eastlake Train Station sign
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Section 2.1:  

Goals 
With the Eastlake at 124th Station as the current end-of-line station for the North Metro 
rail line, the Eastlake Subarea will likely experience increased development pressure. 
By setting goals and policies that drive recommendations, this Plan seeks to guide 
that influx of development to protect and enhance the unique character of Eastlake. The 
2003 plan listed both long and short term goals to provide guidance for the time period 
prior to and after the Eastlake at 124th Station opening. Now that the station is under 
construction, the 2003 short and long term goals have been consolidated to provide 
guidance for future development in the area. 

The goals for the 2017 Subarea Plan are as follows: 

1-A: Develop a strategy to enhance the historic character of the Eastlake 
Subarea and to discourage development that detracts from this character.   

1-B: Enhance the vitality and community identity of the Eastlake Subarea, 
while retaining Eastlake’s small town feel.  

1-C: Upgrade the level of service (i.e., infrastructure, parks, trails) in the 
Eastlake Subarea to attract visitors, residents and businesses to the area.

Through implementation of the goals and recommendations of the Eastlake Subarea 
Plan, Old Town Eastlake and the surrounding area can remain a community asset 
offering shopping, employment, transit, recreation and a range of housing options. 
The type of development and redevelopment encouraged by the Subarea Plan will 
contribute to an atmosphere that celebrates the small-town, agricultural and railroad 
history of the area. 

The Plan goals includes a 
desire to bridge present day 

conditions with a vision of 
the area’s future. A central 
goal of the plan is to align 

future development with 
community character. 

An example of a newer residence in keeping with Eastlake’s character.
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Section 2.2:  

Guiding Principles
In addition to project goals, the 2017 update establishes Guiding Principles to 
ensure recommendations align with the overall project vision and goals. The four 
Guiding Principles are Connect Old Town, Build on the Existing Character, Promote 
Local Businesses and Old Town Eastlake and Respond to Market Demand. Below is a 
description of each Guiding Principle, and a representative icon that is used later in the 
plan to visually link policies to these principles. 

Connect Old Town 
With the opening of the Eastlake at 124th Station in 2018, Old Town Eastlake 
will officially be on the regional transit map. While there has been significant 
progress on road and trail connections to the Old Town area, bike, pedestrian 
and transit connections will be increasingly important to ensure people 
can arrive safely to the station. These connections are also important for 
the vitality of Eastlake as they provide opportunity for recreation, encourage 
alternative modes of transit thereby reducing the number of cars on the roads 
around Eastlake. In addition, Eastlake is currently difficult to locate and lacks 
wayfinding. The Linkage Design Principles (Appendix 2) presents a strategy 
for how to better connect the neighborhood through signage and amenities.

Figure 2.1: Artist’s Sketch of First Street plaza, by Valerian LLC 

Figure 2.2: Plan of First Street plaza, by Valerian LLC
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Build on the Existing Character 
The Eastlake Subarea Plan guides growth in an existing community with its 
own culture, history and neighborhood dynamics. The charm of the area 
derives from the small commercial enclave, historic houses and rural, small-
town feel. While the station will encourage higher density and increase the 
demand for housing and commercial venues in the area, the Station Area 
Master Plan (STAMP) particularly accommodates a higher density on the 
west side of the tracks. Paramount to the success of this Subarea Plan is 
the balance of the overall density with the character of Eastlake, the existing 
community and local businesses.  
 

Figure 2.3: Lake Ave without street improvements

Figure 2.4: Lake Ave after street improvements
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Promote Local Businesses and old town eastlake

The commercial zone of Eastlake is comprised entirely of local businesses 
and “mom-and-pop” shops. These businesses range from a popular bar, Lake 
Avenue Inn and successful service businesses, such as Front Range Motors 
to the barber shop, which has been in Eastlake for many years. As the station 
area develops on the west side of the tracks, new businesses will emerge that 
will better establish Eastlake as a small commercial district. Support of local 
businesses and acknowledgment of the important role they play in the culture 
of Eastlake is essential.

Figure 2.5: Street view of Lake Ave facing west

Figure 2.6: Aerial of Eastlake Plaza facing west
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Figure 2.7: Artist’s Sketch of Eastlake plaza, by Valerian LLC

Respond to Market Demand

The transition of Old Town Eastlake from a small town to a regional end-of-line transit 
hub will come with certain market pressures. The future of each parcel is up to the 
individual landowners; however, managing growth at the neighborhood scale is a 
core part of the plan. With increased interest in the area, the plan seeks to proactively 
respond to market demand and to ensure that future development builds upon and 
complements the character of the existing town.

developers' Forum

Nine experts from six different companies volunteered 
their time to participate in a Developer’s Forum hosted 
by the project team. Some conclusions drawn from 
the attendees’ varied points of view: 

• The plan should develop a clear set of goals and 
principles that can define and help encourage an 
appropriate type of development.

• Eastlake has the potential to be an identity piece 
in Thornton. It presents an authentic experience, 
contrasting with strip malls and shopping centers.  
Promote local businesses and boutique shops 
that fill a niche. Discourage national chains out of 
sync with the Eastlake character. Build the brand 
recognition of Eastlake. 

• When the area west of the tracks begins its large-
scale development it could be impactful. The 
scale of development opportunity in Eastlake will 
favor smaller groups or individuals, and will likely 
be a slower but steadier turnover, which is more 
suited to its existing urban fabric and community. 

 
Photo of the Developers’ Forum
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Plan Components

Historic photo of Eastlake First Congregational Church
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Section 3.1:  

Land Use
The unique character and heritage of Old Town Eastlake creates more specific demands 
for land use, urban design and historical conservation, infrastructure improvements and 
economic development. 

Land use goals, policies and recommendations of this chapter help to realize the overall 
goals of the Eastlake Subarea Plan. The land use recommendations seek to enhance the 
vitality of the Old Town Eastlake, while preventing land use types that would negatively 
affect the area’s character. The land use policies and recommendations contained in 
this chapter together with zoning regulations provide direction for property owners, 
developers, business people and City staff when considering development in Old Town 
Eastlake.  

The land use goals for Old Town Eastlake include: 

5-A: Create a mixed-use commercial district to serve the surrounding 
neighborhood and to support rail-based transit; 

5-B: Allow for moderately increased residential density and non-
residential intensity to support rail-based transit while preserving the small-
town character of the neighborhood;

5-C: Provide adequate parking for transit users and visitors in the short and 
long term.

Existing Conditions 

The following narrative provides an overview of the existing land uses within old Town 
Eastlake and identifies opportunities and challenges the area will face as it grows and 
expands.  

Residential Land Use 

A large portion of Old Town Eastlake comprises residential, low-density land uses 
characterized by single-family detached homes. While some of the homes are used 
for home-based businesses, a single-family character permeates the residential 
portion of the neighborhood. As private and public investment, including rail-
based transit, occurs in the Eastlake Subarea, demand for residential land uses may 
increase. Residential land use policies and recommendations, discussed below, allow 
the creation of additional residential units as demanded by redevelopment, while 
preserving Eastlake’s small town ambiance

Non-Residential and Mixed Land Uses 

In the Eastlake Neighborhood, non-residential land uses, such as commercial, office 
and auto-related services are currently concentrated along Lake Avenue and along 
First Street. Some of these areas, including First Street south of Lake Avenue and Lake 

The land use 
recommendations look 

at the future residential, 
commercial and mixed 

uses for Eastlake and how 
those uses conform with the 

existing  neighborhood.
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Avenue east of Second Street, also include residential uses, which helps to characterize 
the areas as mixed-use. The 2003 plan proposed four commercial or mixed use 
subareas or zones: Business, Service, Office and Transit-Oriented Development. These 
zones sought to support the existing uses in the area, while allowing for targeted 
increases in intensity. While Transit-Oriented Development is not included in this 
Subarea Plan, it was concentrated on the land west of the tracks, as detailed in the 
2015 STAMP.        

Figure 3.1: Future Land Use Map from the 2003 Subarea Plan
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Policies & Recommendations

The following land use policies and recommendations of the Eastlake Subarea Plan are 
intended to contribute to the conservation and enhancement of the mixed-use, small-
town character of Eastlake, while guiding new development to contribute to the overall 
goals for the area. 

Residential Land Use 

The Eastlake Subarea Plan calls for the established Eastlake residential area to remain 
as single-family residential land uses, as advocated in the 2003 plan. While a moderate 
increase in density may allow individual property owners to accommodate growth in 
the area and to support the proposed rail-based transit stop, the following policies and 
recommendations try to balance the scale and type of growth to conserve and enhance 
Eastlake’s unique historic character. 

The lot south of 124th, and east of of the proposed parking area has been included 
in the project area and shown as single-family small lot. Given it’s proximity to 
Eastlake and to the parking area, it is possible that this large parcel could one day be 
redeveloped. It is also a good opportunity to provide new housing near the station in a 
manner that is compatible with the character and scale of Old Town Eastlake. Physical 
constraints such as its long, narrow configuration and the single access point (that will 
most likely be shared with the parking lot), automatically limits the type of compatible 
land use. The identified single-family small lot use provides a transition, between the 
residential of Eastlake and the residential to the east.

Note that the parking area is addressed in more detail later in the document. See 
Section 3.2 and the associated appendices.

The 2003 Subarea Plan identified the need to investigate the possibilty of allowing 
accessory dwelling units to help increase the density of the neighborhood, while also 
providing affordable housing options within the single-family character of the area. A 
study of the area revealed that many of the properties in Old Town Eastlake are small 
and it would be difficult to accomodate accessory dwelling units on these parcels. This 
plan therefore recommends, only if appropriate, accessory dwelling units on lots larger 
than 7,000 sq.ft.

Below are the residential land use area policies: 

# Policy
P1-1 Maintain the single-family character and discourage non-

residential uses in the residential area. 

P1-2 Encourage infill residential development on existing lots to 
accommodate additional residents who will be potential transit users 
within walking distance of the planned transit stop without altering 
the single-family character of Old Town Eastlake. 

Residence on Second Street

Example of garage accessed from 
the alley
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P1-3 If appropriate, allow Accessory Dwelling Units (ADUs) on lots 
greater than 7,000 square feet, to allow a small increase in density 
of the neighborhood, while also providing affordable housing options 
within the existing fabric of single-family housing. 

P1-4 Continue to allow home-based businesses in Old Town Eastlake 
in conformance with City Code provisions designed to mitigate 
impacts to the neighborhood. 

Mixed Use COMMERCIAL AREA

The 2003 Subarea Plan revised the land uses in Old Town Eastlake into three distinct 
commercial zones, based on the tenants of those zones at the time of adoption. The 
2017 update consolidates the non-residential land uses into one land use area. The 
goal of consolidating these zones is to allow landowners more flexibility in how they 
use their lot and to remove restrictions on use types based on location. 

To the east of York Street, there are three commercial lots that have been included 
in the 2017 Plan but were not part of the 2003 Plan. The plan includes these lots 
because of their proximity to Old Town Eastlake, their prominent location at a key 
gateway intersection for Eastlake, the relocation of the Eastlake Post Office in 1997 to 
the northernmost of these parcels, and their orientation to front York Street (unlike the 
residential subdivision on the north and east of those parcels). The inclusion of these 
businesses in the mixed use area will not greatly affect the existing businesses. The 
eventual rezoning of these properties to a Eastlake Mixed Use zone will omit previously 
allowed uses, such as drive-throughs, and will not allow taverns / bars. 

The plan proposes rezoning the property on the southeast corner of the intersection of 
Birch Street and First Street from residential to commercial. This change aligns with 
the commercial / service character of the north portion of First Street. This lot does 
not have a service overlay because it can act serve as a transition between the service 
-oriented buildings on First Street and the residential lots on Birch and Second Street. 

Service Overlay AREA

Appropriate service-oriented commercial uses should be allowed in the service overlay 
area, located where there are currently service businesses, to support local businesses 
and historic land uses. This area will encourage small scale service uses to locate and 
expand, but these uses will be required to go through the Specific Use Permit process 
to ensure compliance with design guidelines and to facilitate compatibility with 
neighboring development. Industrial uses are not ecommended since they are not in 
keeping with the small town ambiance. 

Front Range Motors

Commercial building on First St
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The mixed use area policies are: 

# Policy
P1-5 Encourage and allow a vertical mix of uses, with retail or other pedestrian-friendly 

uses (not residential) on the first floor and residential and/or office uses on the second 
floor. 

P1-6 Allow existing residential homes in the non-residential area to remain until the 
properties are redeveloped. 

P1-7 Encourage business diversity, including professional services as well as specialty 
retail such as restaurants, coffee shops, apparel stores and boutique shops with home 
furnishings to address under-served markets in the area. 

Below are the land use recommendations: 

# Recommendation
R1-2 At the time of the next City of Thornton Comprehensive Plan major update or as a separate 

amendment, include a reference to the Eastlake Subarea Plan as an area plan in the document. 
In addition, the Comprehensive Plan Future Land Use Map should be made consistent with the 
recommended land uses contained in the Subarea Plan. 

R1-2 Rezone properties in the Eastlake subarea to reflect uses as indicated on the Future Land Use 
Map in the Subarea Plan document.

a. Consider a city-initiated rezoning to create a new Eastlake Mixed Use zoning district to 
reflect the uses shown in the future land use map in this subarea plan (Figure 3.2). The new 
Eastlake Mixed Use zoning district would cover the existing non-residential in the planning 
area, the property on the southeast corner of Birch Street and First Avenue, and the three 
non-residential properties located on the east side of York Street. Provision should also be 
made to create a service district overlay zone where the Eastlake Service Zoning District is 
presently located. 

b. If considered appropriate, amend the zoning code to allow accessory dwelling units on 
lots larger than 7,000 square feet in the residential area.

c. If a development is proposed on the property south of 124th Street and east of the 
proposed parking area, this parcel should be rezoned consistent with the land use indicated 
on the future land use map. 
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Alignment with Guiding Principles

1. Build on the Existing Character

The land use recommendations are structured around preserving the character 
of Eastlake and supporting existing land uses. The residential area will remain 
single-family. Existing commercial zoning will be consolidated to give 
property owners more flexibility and to invigorate the commercial district. 

2. Promote Local Businesses and the District

Old Town Eastlake is home to a number of small, independent businesses that 
set the tone for the commercial district. Some businesses, such as Lisa Ann’s 
bakery, occupy converted single-family houses. The proposed land uses 
promote these kinds of entrepreneurial businesses by building flexibility into 
how buildings on Lake Avenue and First Street are used. 

3. Respond to Market Demand

The Eastlake at 124th Station has increased real estate speculation in Old 
Town Eastlake which will likely continue in the years to come. Land use 
designations allow the town to maintain the small town feel of the residential 
areas, while allowing for new uses and incremental increases in the 
commercial areas, in line with the market demands, and increase flexibility for 
individual property owners.

View of Old Town Eastlake from the west, prior to realignment of Claude Court and station construction
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Section 3.2:  
Infrastructure
The majority of the transportation recommendations in the 2003 Subarea Plan are 
either completed or are presently under construction. The 2003 Plan built upon the 
improvements of the 1990 Master Plan to better connect Eastlake to the surrounding 
street grid. At the time of annexation, Eastlake had no through connections to 120th 
Avenue or Washington Street. A complete list of the street improvements recommended 
in the 2003 Eastlake Subarea Plan, including what has been done to implement the 
recommendations, is found in Appendix 6. The 2017 Eastlake Subarea Plan approaches 
transportation improvements from a multimodal perspective, building on the new 
commuter rail station and associated bus lines to create a variety of transportation 
options in the Eastlake Subarea. 

The multimodal transportation goals, policies and recommendations of this chapter 
help to realize the overall goals of the Subarea Plan. Improved circulation and increased 
transportation options contribute to an upgraded level of service in the Eastlake 
Subarea. Enhanced transportation access to Old Town Eastlake from surrounding 
residences and businesses will help to revitalize the Eastlake commercial district while 
respecting the traditional small town character of Old Town of Eastlake. 

The infrastructure goals of the Eastlake Subarea Plan are: 

2-A: To direct vehicular, pedestrian and transit traffic to the commercial 
core and transit stop of the town of Eastlake;  

2-B: To realize a multimodal transportation system.

Existing Conditions 

While the existing transportation system in the Eastlake Subarea is adequate to serve 
current demand, planned and anticipated development in the area will create the need 
for additional, multimodal transportation infrastructure. Many residents expressed 
concern about increased traffic with the arrival of the station and future development 
west of the station. Private development west of the railway line, at the Thorncreek 
Shopping Center, and in multifamily apartment complexes, coupled with public 
investment at the Thornton Infrastructure Maintenance Center and the Adams 12 Five 
Star Schools Administration Building, will create additional vehicular, pedestrian, 
bicycle and transit traffic in the Eastlake Subarea. 

Vehicular parking in Old Town Eastlake takes the form of both on-street parallel parking 

Many of the 2003 
transportation goals 
have been achieved 
since the last plan.  The 
transportation and parking 
recommendations in the 
2017 update focus on 
multimodal connections 
and adequate parking for 
the community.
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and off-street parking in lots. Most residential land uses provide parking on-site, either 
within a garage or in a designated area on the lot. Very few non-residential uses provide 
off-street parking, save newer structures such as the Carlson and the Giuliano office 
buildings; most non-residential parking is found on the street. The Lake Avenue Inn 
and other businesses previously leased city-owned property adjacent to the railroad 
tracks to offer off-street parking to its customers. While parking is not currently a major 
challenge for the Eastlake neighborhood, as increased retail, residential, employment 
and transit traffic is attracted to the area, parking will emerge as an issue. As such, 
the city has completed the Eastlake Parking Management Study, Phase I and Phase II, 
which comprise Appendices 3 and 4.   

Policies & Recommendations 

infrastructure

The historic town of Eastlake was settled because of its location along the Union Pacific 
Railroad. The railroad contributed to the character and to the economic development 
of Eastlake and remains an important component of the area’s heritage. Commuter rail 
will link Eastlake to downtown Denver and has the potential to revitalize and to build 
upon the vitality Eastlake possessed as a rail town in the earlier part of the 20th century. 
Additional infrastructure improvements are needed in Old Town and the surrounding 
area to accomodate future growth. This includes roads, sidewalks, bike lanes, trails, 
drainage facilities, water, sewer and other utilities.

The infrastructure policies are: 

# Policy
2-1 Implement the city’s Complete Streets Policy to accommodate 

bicycle and pedestrian facilities in the Eastlake area 

2-2 Prevent cut-through traffic in the residential areas . 

The recommendations for infrastructure in the Eastlake Subarea are:

# Recommendation
R2-1 Consider installing a roundabout at the intersection of York Street and 

124th Avenue and Second Street to improve access and safety and reduce 
cut through traffic. 

R2-2 Create a Complete Street on First Street by improving pedestrian and 
bicycle facilities, accommodating on street parking and also address 
drainage problems.

a. Complete planning and construction documents.

b. Construct west side of road with public funds.

c. Construct east side of the street with private development funding.

In 2011 Thornton City 
Council adopted a 

Complete Streets Policy to 
ensure that roadways are 

designed and operated 
to be safe, comfortable, 

and convenient for drivers, 
bicyclists, transist vehicles 
and users, trail users, and 

pedestrians of all ages 
and abilities.
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R2-3 Enhance the Complete Street attributes of Lake Avenue by: 

a. Studying the feasibility of renovating Lake Avenue to improve 
pedestrian facilities while still accommodating on street parking.

b. Implement proposed changes using available funding including 
grants.  

R2-4 Implement Complete Streets policies on York Street to provide better 
pedestrian access and help provide parking for the business area of Old 
Town Eastlake.

a. Further develop the concept of reconfiguring York Street to improve 
pedestrian movments, safety and accommodate angled parking within 
the existing right-of-way

b. Implement proposed changes using available funding including 
grants.

R2-5 Improve 124th Avenue using the Complete Streets Policy to 
accommodate pedestrians, bicycles and vehicles. 

R2-6 Complete the installation of bike lanes on Claude Court between 124th 
and 128th Avenue to facilitate safe biking in Old Town Eastlake, thereby 
encouraging bike commuting to the Eastlake at 124th Station. 

R2-7 Implement the city’s policy of adding bike lanes where feasible to streets 
as those streets are resurfaced and reconstructed over time. This will 
enhance bike access to the station from the surrounding area. 

R2-8 Investigate the possibility of providing an additional pedestrian crossing 
of 128th Avenue between Steele Court and Monroe Street. 

R2-9 Model future water and sewer capacity and identify needed future water 
improvements for future development in the area. 

 
Parking

Old Town Eastlake will face parking challenges as private and public investment increases parking 
demand in the area. To address these challenges there was a parking study completed for Eastlake. 
The first phase of the study, Eastlake Parking Management Study, Phase I, concentrated on the 
immediate parking mitigation to protect businesses and residences from overflow RTD parking. The 
first phase study recommends restricting the use of on-street parking to businesses and residences 
and prohibiting all-day, on-street parking by RTD patrons. The second phase, Eastlake Parking 
Management Study, Phase II, concentrates on future parking demand and possible solutions to 
accomodate parking needs for future redevelopment. The study’s conclusion is that in the future 
there will need to be additional parking provided in Old Town Eastlake. Currently 70 percent of 
future parking needed is available with on-street and off-street parking when compared to the future 
buildout of allowable uses in the mixed use areas along Lake Avenue and along First Street. 
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The parking policies in the Eastlake Subarea Plan are:

# Policy
P2-1 Discourage or prohibit retail, office and transit parking along the residential 

portions of Second and Third Streets.   

P2-2 Require surface parking to be landscaped to maintain a pleasant pedestrian 
environment in Old Town Eastlake.   

P2-3 Investigate the possibility of reducing Old Town Eastlake current parking 
ratios.  

P2-4 If appropriate, utilize effective parking maximums and minimums to 
discourage developers from over parking.  

The parking recommendations of the Eastlake Subarea Plan are:

# Recommendation
R2-10 Implement 2016 Eastlake Parking Management Study Phase 1 recommendations 

regarding on-street parking restrictions.

a. Install “No RTD Parking” signs to preserve parking for businesses and 
residents.

b. If needed, move to a more restrictive on-street parking management program.

c. Review parking policies, standards, and City Code for possible changes to the 
parking requirements in Old Town Eastlake. 

York Street
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# Recommendation

R2-11 Implement 2017 Eastlake Parking Management Study Phase 2 recommendations

a. Further develop parking concepts into implementation plans for on-street 
parking.

b. Revise parking requirements and codes for shared mixed use parking.

c. Allow innovative parking solutions, for example:

• Developers could contribute toward building (or build outright) the city 
lots on west side of First Street

• Create an off-street parking credit system using on-street parking if 
changing from parallel to diagonal (angled) configuration. 

d. Construct the parking lot south of 124th Ave and east of York Street in 
such a way that it can be expanded in the future. Screen this parking from 
surrrounding uses particularly to the east.

e. Reconfigure York Street between Birch Street and 124th Avenue to 
accomodate on-street parking.

f. Consider changes to alley width to allow for parking as development occurs.

g.    Consider additional local business and neighborhood parking between the 
railway line and First Street funded by public and private entities.

Alignment with Guiding Principles

1. Connect Old Town

Since annexation, there have been many positive steps toward increased 
connectivity to and around Eastlake. This plan puts forth recommendations 
specifically geared toward increasing the multimodal connections, including 
recommendations on bike and pedestrian facilities in the Thornton Transportation 
Master Plan and the Parks and Open Space Master Plan 

2. Build on the Existing Character

Part of the charm of Old Town Eastlake is the traditional street grid and walkable 
nature of the neighborhood. With the arrival of commuter rail, there is an increased 
need for bicycle and pedestrian facilities connecting Old Town and surrounding 
subdivisions to the station. 

3. Promote Local Businesses

Due to the hidden location of Eastlake, wayfinding and connectivity are a challenge 
for the area. Public outreach and the market study revealed that Eastlake is unknown 
to residents in other parts of Thornton. The new commuter rail station will put 
Eastlake on the map and will necessitate better multimodal connections to the area, 
as well as adequate parking.

 “Sharrows,” are 
local streets where 
travel lanes are 
shared between 
drivers and cyclists.
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Section 3.3:  

Parks, Open Space AND Trails

The parks and trails planned for the Eastlake Subarea will create recreational 
amenities, transportation options and a small-town ambiance in the area, thus, 
realizing the overall goals of the Eastlake Subarea Plan. These proposals build on the 
improvements recommended in the 2003 Subarea Plan. A complete list of the open 
space improvements recommended in the 2003 Subarea Plan, including what has been 
done to implement the recommendations, is found in Appendix 6, 2003 Eastlake Plan: 
Recommendations Implemented. 

The parks, open space and trail goals of the Eastlake Subarea Plan are: 

3-A: Continue implementation of an integrated park and trail system.

3-B: Provide a high-quality park, trail and open space system in the Eastlake 
area and upgrade existing facilities where necessary.  

Existing Conditions 

In the early days of Eastlake, many families took advantage of the nearby Eastlake 
reservoirs for recreation. The Eastlake reservoirs continue to provide passive 
recreational opportunities to residents of the Eastlake Subarea, and recent trail 
improvements allow pedestrian and bicycle access to the reservoirs from within the 
Subarea. Limited active recreational opportunities, such as the amenities in the historic 
park on Third Street, currently exist within the Eastlake Subarea. Some trails, such as 
those linking to Eastlake Reservoirs #2 and 3, currently serve the Eastlake Subarea.

Policies & Recommendations 

In order to offer an upgraded level of service to residents, employees and visitors to the 
Eastlake Subarea, additional parks, open space and trails improvements are needed. 
The proposed parks and trail improvements are intended to contribute to the vitality 
and community identity of Old Town Eastlake. Recommendations for parks and trails 
included in this chapter should complement planned transit improvements in the area. 

Parks, Open Space and Trails

The parks and open space recommendations are intended to upgrade the level of 
service available to those who live, work and play within the Subarea. The planned trail 
network will serve as pedestrian and bike transportation corridor, allowing access to 
the transit stop and activities and businesses in Old Town Eastlake. The planned plaza 
will provide opportunity for gathering, special events and a visual connection to future 
development west of the railroad tracks. 

Eastlake is an existing 
community that is largely 
built out. As such, new 
open space opportunities 
are limited. The park, 
open space and trails 
recommendations aim to 
honor and share the area’s 
history and to provide 
connections to other open 
spaces.
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The parks and trail improvements policies are: 

# Policy
P3-1 Promote the heritage of Eastlake through the parks and trail 

system 

P3-2 Provide adequate connections to transit. 

The recommendations for parks and trail improvements within the Eastlake Subarea are:

# Recommendation
R3-1 Construct the Eastlake plaza on the west side of First Street with a design 

feature at the west terminus of Lake Avenue to connect Old Town to the 
station platform and overall create usable public space. 

R3-2 Heritage Trail System

a. Complete construction of the Eastlake Heritage Trail loop in line 
with the Parks and Open Space Master Plan, including the connection 
to Old Town Eastlake.

b. Create walking tour materials and add signage to educate the 
public and provide a guide to sites of historic and cultural significance 
in Old Town Eastlake.  

R3-3 At the time Eastlake Avenue is realigned between Claude Court and 
Lafayette Street continue to provide an adequate pedestrian connection 
linking Old Town Eastlake with the Signal Ditch and Farmers Highline Canal 
Trails. 

R3-4 Provide an at-grade crossing from the south end of First Street across 
124th Avenue to the proposed parking area which will also serve as the 
trailhead for the Eastlake Heritage Trail and Eastlake Reservoir#2 Open 
Space south of 124th Avenue. 

R3-5 Determine (and implement) reasonable enhancements for the park at 
Birch Street and First Street:

a. Incorporate Eastlake Heritage Trail amenities into the park such 
as play equipment, benches, themed story nodes, concrete animals, 
plantings etc.

b. Add plant material throughout the park to replace lost historic 
Cottonwood trees and provide additional shade.

Eastlake Historic Park

Park at First St and Birch St
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Alignment with Guiding Principles:

1. Connect Old Town

Thornton has a wonderful parks and open space network whose trail system 
has seen significant investment in recent years. The Parks and Open Space 
Master Plan includes the Eastlake Heritage Trail, a series of seven possible 
loops to explore local heritage and history. Portions of this trail system are 
already underway and when complete, will better connect Old Town Eastlake 
to the Thornton open space network. 

2. Build on the Existing Character

The Eastlake Heritage Trail will include ‘story nodes’ to speak to the history of 
the area and ground the trail system in local character. Eastlake is also home 
to the Eastlake Historic Park located at the intersection of York Street, Birch 
Street and Third Street. The Historic Park includes interpretive signage that 
speaks to the area’s history.

3. Promote Local Businesses and the District

As part of the recommendations for parks and open space, the plan includes 
a historic tour of Old Town so that locals and visitors alike can learn the 
history of local landmarks, such as the Eastlake Cooperative Grain Elevator, 
the historic Toohey Hotel and the First Congregation Church. The community 
should be integral in developing the content for this tour.

Trail connecting to adjacent open space
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Section 3.4:  
Historic RECOGNITION AND 
Urban Design
Platted in 1911, the historic town of Eastlake is the oldest neighborhood in the city of 
Thornton. Eastlake reflects a heritage that is unique from more recent development in 
the area. Characteristics such as a grid street pattern, small residential lots, garages set 
behind the primary structure, and zero set-backs in commercial areas create a historical 
neighborhood flavor in Eastlake that should be maintained and replicated. The Eastlake 
area also has a strong agriculture and railway history. The Eastlake grain elevator, 
located west of the tracks, is a symbol of this history and is on the National Register 
of Historic Places. Although development in Old Town Eastlake over time has altered 
some of the dominant features of the area, the Eastlake Subarea Plan is designed to 
recognize and enhance the original character of the historic town.     

Historic recognition and urban design goals for the Eastlake Subarea 
Plan are: 

4-A: Conserve or adapt existing buildings that contribute to Eastlake’s 
historic character 

4-B: Encourage new development to re-create or enhance the transit-
oriented density and small-town scale of the neighborhood; 

4-C: Use design guidelines to ensure that new development retains the 
traditional character of Eastlake;

Existing Conditions 

The historic town of Eastlake is a unique enclave surrounded by the typical suburban 
development of the city of Thornton. Established along the Union Pacific Railroad tracks 
to serve the surrounding agricultural community, the town of Eastlake is built in a more 
traditional neighborhood pattern, with a grid street pattern and a pedestrian scaled 
streetscape. This historical development pattern helps to support transit-oriented 
development, as was evident in the early 1900s in Eastlake.  

Residential Character 

Most Eastlake homes have traditionally been one to two stories in height and modest 
in size. The majority have either no garages or a freestanding garage in the side or rear 
yard. Few of the houses have attached garages. Eastlake was originally subdivided 
into lots 25’ X 125’ (3,125 square feet) in size. Today, most homes are built on two or 
more lots. Although not all of Eastlake’s alleys are improved, they provide secondary 
access to some of the properties. The mature trees and landscaping greatly enhance 
the physical appearance of the community. 

With the arrival of the 
commuter rail line, new 

development pressures are 
likely. The urban design 

and historic conservation 
recommendations look to 

align new development 
with historic character.

Brick Detail

Roof Detail
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There is not a particular architectural style found in all residential buildings within 
Eastlake. However, most residential structures in the neighborhood are similar in 
building form, displaying simple forms with gabled roofs. The traditional veneer of the 
residential buildings has been horizontal tongue and groove wood siding. Over time, 
however, some homeowners have covered the wood siding with aluminum lap siding, 
stucco exteriors and some are clad in brick. The 2017 Eastlake Subarea Plan, similarly 
to the 2003, plan seeks to encourage development that complements and maintains 
the most traditional building forms in Old Town Eastlake. 

Non-Residential and Mixed Use Character 

While non-residential structures in Old Town Eastlake have varied architectural styles, 
general themes emerge when the non-residential structures are examined on a block-
by-block or building-by-building basis. Along Lake Avenue, the core commercial area 
of Old Town Eastlake, most buildings are built to the sidewalk, with little or no setback, 
and have brick or lap siding facades and flat roofs. Most commercial buildings are one 
story tall with stepped parapets. 

The traditional massing and scale, in which no buildings dominate the block, helps 
to promote a pedestrian scale environment in Old Town Eastlake’s commercial area. 
Along First Street, another non-residential subarea within Old Town Eastlake, structures 
are more residential in scale, often with pitched roof, set back at least 15 feet from the 
street. The policies and recommendations of the Subarea Plan seek to conserve and 
complement those non-residential forms that are most historic in Old Town Eastlake.  

Policies & Recommendations 

The policies and recommendations for historic recognition and urban design are 
intended to identify broad actions to conserve and maintain the historic character of Old 
Town Eastlake. Design guidelines (organized by topic) are included in Chapter 4. 

The historic recognition and urban design policies in the Eastlake Subarea Plan are:

# Policy
P4-1 Require infill and new development to complement the 

historical character of Eastlake.  

P4-2 Encourage Eastlake property owners to preserve and maintain 
the historic character of the area. Possible methods include 
loans and/or grants for the maintenance and restoration of 
historic buildings and development incentives for structures that 
contribute to the character of Eastlake. 

P4-3 Promote the maintenance and rehabilitation of Thornton’s 
housing stock, in line with Thornton’s Housing Master Plan. 

P4-4 Create active edges by lining streets with mixed uses that 
stimulate the pedestrian environment.  

P4-5 Develop anchored corners to enhance key intersections.  
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Historic conservation and urban design recommendations include: 

# Recommendation
R4-1 Enforce and follow the design guidelines identified in the Eastlake 

Subarea Plan including maintaining historical setbacks, building orientation 
and architectural features such as mass, scale, form and materials. 

R4-2 Use the Linkage Design Principles for the following:

a. Building public improvements in the area, for example benches, 
signage, and story nodes in the linear park alongside the railway line.

b. Evaluating private development proposals, for example detailed 
design guidelines submitted for a particular parcel. 

R4-3 Encourage the Eastlake First Congregational church to apply for Thornton 
local recognition status and also pursue State Landmark Designation for 
their eligible historic church building. 

 
 
Alignment with Guiding Principles: 

1. Connect Old Town

The historic preservation / urban design recommendations include 
Linkage Design Principles to provide a vision for how to better connect the 
neighborhood through signage and amenities. In alignment with the Linkage 
Design Principles (Appendix 2) and the Urban Design Guidelines (Chapter 4), 
this chapter provides cohesive urban design recommendations. 

2. Build on the Existing Character

Many of the recommendations in this section are geared toward enhancing 
the existing character of Old Town. Historic setbacks, building orientations 
and massing are all documented in the Design Guidelines to ensure that new 
buildings complement the historic structures. 

3. Respond to Market Demand

The new station will likely bring new investment into the area. The urban design 
guidelines are aimed at ensuring any new development fits the character 
of the area and respects the neighbors, while not overly limiting the type of 
development that can happen. The guidelines with the land use changes allow 
the area to respond to market demand, while retaining character. 
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Section 3.5:  

Funding, financing AND 

Community Vitality
 
The commercial vitality of Old Town Eastlake has been declining in recent history with 
high turnover in commercial lots and vacant store fronts on Lake Avenue. However, as 
the most historically significant area in the city of Thornton and the interim end-of-line 
station for the North Metro commuter rail line, Old Town Eastlake can become a thriving 
commercial area once again. The economic development strategies of the Eastlake 
Subarea Plan seek to build on public investment and to attract private investment 
without altering the historic character of the area. 

To base the Eastlake Subarea Plan in the context of the market, the city consulted with 
Arland Land Use Economics to study the economic conditions for development in 
Thornton at large and in the Eastlake area in particular. 

 
The funding, financing and community vitality goals for the Eastlake 
Subarea Plan are: 

5-A: Develop a distinct market-driven strategy that strengthens Old Town 
Eastlake as a unique destination for residents of the north metro area. 

5-B: Guide new business and investment growth while protecting the 
unique character and ambiance of Old Town Eastlake. 

 

Market Strategy 

The market study for the Old Town Eastlake Subarea Plan forecasts the potential for 
future residential and commercial development in the Eastlake Subarea.  The market 
analysis acknowledges Eastlake’s status as a historical enclave of residences and 
businesses.  It also recognizes its uniqueness in the market. There is significant 
regional residential demand in the market area with the potential for future residential 
redevelopment in Old Town Eastlake to complement the area’s historic nature and 
neighborhood grid.  There is also long term retail and office demand, focusing on 
those uses that complement the neighborhood and provide unique retail experiences 
unlike what is currently being offered in the Northern Denver metro market.  Initial retail 
offerings should include unique restaurants and other commercial establishments that 
serve as destinations given that Eastlake is relatively unknown in the larger Denver 
metro area. Office development is also supportable long term. In order to meet its 
market potential, however, there are a number of recommended steps that should be 
undertaken in order to address the need for additional public infrastructure, marketing, 
and business development. 

The economic development 
and community vitality 
recommendations focus 
on soft programming and 
marketing initiatives to 
increase the vitality of Old 
Town Eastlake.
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Existing Conditions 

The market profile conducted by ArLand Land Use Economics indicates that the 
Eastlake Neighborhood is at the center of a market that has seen substantial growth 
(2.1% annual growth rate since 2010) and is forecast to continue to grow at an average 
annual rate of 1.5% through 2040. 

In comparison to more recently built subdivisions in the surrounding area, Old 
Town Eastlake residences are, on average, smaller and have fewer bathrooms than 
newer residences reflecting the time period when they were built. One of the current 
challenges with the Eastlake residential supply is that many of the residences do not 
meet the demands for families who may wish to potentially live in the area. 

Eastlake has the potential to capture approximately 50,000 square feet of future retail 
demand in retail categories and types, often seen in historic downtown settings like 
Louisville, Historic Niwot, etc. There is some market demand for office uses. There 
is currently some small office development in the market with future office demand 
forecast at approximately 45,000 square feet through 2040. 

Recommendations include enhancing connectivity to the west of the train tracks since 
the station and future planned developments around the station are all located in this 
area. Working with entrepreneurs and smaller scale developers to re-establish Eastlake 
as a viable residential neighborhood for young families would help reestablish its 
residential identity. Exploring options for an organization focused on marketing, special 
events, business development and redevelopment would help leverage the transit 
investment in this station to help spur area redevelopment. 

Policies & Recommendations 

The economic development policies and recommendations focus on physical 
improvements, business development and regulatory issues. Together, these 
recommendations help to create the market niche that Old Town Eastlake is poised to 
fill.

The funding, financing & community vitality policies are: 

# Policy
P5-1 Encourage investment in Old Town Eastlake through both the 

private and public sector.  

P5-2 Identify new businesses and development opportunities for Old 
Town Eastlake. 

P5-3 Make it easier for new visitors to find Old Town Eastlake. 

P5-4 Enhance and promote the Old Town Eastlake brand. 

Barber Shop 

Pappa Mazzotti’s restaurant 
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Financing, funding and community vitality recommendations include: 

# Recommendation
R5-1 Implement a directional signage and wayfinding system to help visitors 

to arrive in Old Town Eastlake. 

R5-2 Work with existing and future Old Town Eastlake business owners to 
establish a formal business association to promote Eastlake and 
represent the businesses in the area. Coordinate these activities with 
businesses on the west side of the rail line. 

R5-3 Consider creating special events in Old Town Eastlake that represent the 
area’s heritage, such as a farmer’s market or pumpkin festival. 

R5-4 Encourage business owners to use the city’s Business Improvement Grant 
Program (BIG) to improve commercial buildings in Old Town Eastlake 
including renovating building facades to fit in with the character of the area.  

R5-5 When appropriate circumstances occur investigate the following financing 
tools:

• General Improvement District (GID) or Special Improvement 
District (SID).

• Title 32 Metropolitan District: Metro districts created by 
developers could provide financing for needed infrastructure and 
development improvements.

• Urban Renewal: Explore an Urban Renewal Area to help offset the 
cost of needed infrastructure improvements.

• Business Improvement District (BID): Encourage local business 
owners to work together to form a BID or other mechanisms for 
cooperative action.

• City Financing: If circumstances are warrented, allocate money 
from the city’s General Capital Fund.

R5-6 Explore the use of other public and non-profit funds  for example Great 
Outdoors Colorado (GOCO), Adams County Open Space, Safe Routes to 
School, Colorado State Historical Society, and other potential public or non-
profit organizations. 
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R5-7 Consider various incentive tools for developers who propose development 
consistent with proposals set forth in the approved Subarea Plan, including 
but not limited to:

 • Rebate of development fees.

 • Rebate of a portion of new sales taxes.

• Rebate of a portion of use taxes on construction.

• Rebate of the city’s real property taxes paid on a new facility.

• Rebate of the city’s personal property taxes paid on a new facility.

• Expedited reviews.

• Accomodation of required on-site parking in lots on city owned land

• Other incentives as appropriate given the proposed development. 

R5-8 Continue to engage the community for future planning project 
implementation and development proposals. This should include keeping 
the website updated with current information and appropriate city contact 
information and conducting outreach and hosting community meetings when 
appropriate. 

Eastlake Montessori School
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Alignment with Guiding Principles:

1. Build on the Existing Character

Old Town Eastlake is home to a number of businesses that have been 
part of the community fabric for decades. The economic development 
and community vitality recommendations look on how to support those 
businesses, while welcoming new ones.

2. Promote Local Businesses and the District

Many of the existing businesses in Old Town are destination businesses who 
customers come to them based on the quality of service. The commuter rail 
station will bring new visibility to the area and the businesses and will offer 
new opportunities for the area to be recognized as a commercial district. 

3. Respond to Market Demand

Should there be more interest and market demand for commercial businesses 
in Eastlake in the coming years, the recommendations in this section put 
forth ideas on how these businesses can collaborate to make the area a 
vibrant commercial district. With development proposed on the west side of 
the tracks as well, there will be ample room for the area to respond to market 
demand.

Home in Eastlake
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Chapter 4: 

design guidelines

Historic photo of Lake Avenue
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purpose of the Design Guidelines

These are the Design Guidelines referenced in Recommendation R4-1 that should be 
followed when development or redevelopment takes place in the subarea. These design 
guidelines are similar to those included in the 2003 Subarea Plan but exclude the items 
directly referencing the office and zones since all the commercial areas are now mixed 
use. New service uses design guidelines have been included. These guidelines also 
apply to the commercial properties east of York Avenue and new development on the 
property south of 124th Street.
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Street Elements

Maintain the informal character of the right-of-way.

The established streetscape is one of the most important 
aspects of a neighborhood in terms of its overall character. 
Eastlake’s residential streets are wide and without sidewalks, 
creating a quiet, rural quality. This tradition should continue.

 
 
Maintain the traditional character of alleys. 

Alleys accommodate service functions and provide 
pedestrian connections and secondary vehicle access. 
Alleys contribute to the character of the neighborhood, 
especially in the manner in which small buildings and 
fences define their boundaries. The traditional scale and 
width of alleys should be maintained. 

Provide access to parking from an alley, when feasible.

In much of the neighborhood, parking traditionally was 
located in detached garages with access from alleys. This 
approach should be encouraged.  

 
 
 

Site Planning 
Maintain the traditional character of a front yard.

A front yard begins at the public sidewalk, continues to the 
semi-private porch and ends at the front door. This sequence 
enhances the pedestrian environment and contributes to the 
character of the neighborhood; it should be maintained.

a

c

b

d

Section 4.1:  

Residential Design Guidelines
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Orient the front of a building to the street.

A typical house faces the street and is often sheltered by a 
one-story porch. This helps to establish a sense of scale and 
to “animate” the neighborhood. It is a feature that should be 
maintained. 

 
 
 
Maintain the line of building fronts on the block.

A front yard serves as a transitional space between the 
“public” sidewalk and the “private” building entry. In many 
blocks, front yards are similar in depth, which contributes 
to a sense of visual continuity. This is a key feature and, 
therefore, maintaining this line is important.

 

 
Minimize the visual appearance of parking areas through 
buffering, set-backs and other tools.

The inappropriate design of parking areas can have a 
negative impact on the neighborhood. In order to enhance 
the pedestrian-orientation of the neighborhood, the visual 
impacts of cars should be minimized. The best ways are 
to set parking areas back from the front of a house or 
integrate them into its design. The goal in creating on-site 
parking should be to devise a design solution that does not 
negatively impact the pedestrian quality of the neighborhood, 
for example by using screening techniques such as 
landscaping and berms. 
 
 
 
A fence should be in character with those seen traditionally.

Typically, where fences were seen, they were used to 
enclose side and rear yards. They were low and appeared 
semi-transparent. Wood pickets or thin metal members were 
typical. This pattern should continue.

 

e

g

f

h
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Building Mass, Scale AND Form

A building should reinforce a sense of human scale in the 
neighborhood.

The traditional scale of single-family houses dominates 
the area, enhancing the pedestrian-friendly character of the 
streets. To the extent possible, new construction should 
maintain this human scale. While new buildings are typically 
larger, new construction should not be dramatically larger for 
the visual continuity of the neighborhood.

 
Building forms should be similar to those seen traditionally.

A similarity of building forms also contributes to a sense 
of visual continuity. In order to maintain this feature, a new 
building should have a basic form that is similar to that seen 
traditionally.

 
 
 
 
Roofs should appear similar to those seen traditionally in the 
neighborhood.

The character of the roof is a major feature of buildings in 
Eastlake. When repeated along the street, the repetition of 
similar forms contributes to the sense of visual continuity. 
This should be maintained.

Building Materials

Building materials should appear similar to those used traditionally 
in the neighborhood.

Building materials of new structures and additions to existing 
structures should contribute to the visual continuity of the 
neighborhood. They should appear similar to those seen 
traditionally to establish a sense of visual continuity. Roof 
materials should be similar to those used traditionally in the 
neighborhood.

i

k

j

l
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Architectural Character

A new building should be visually compatible with traditional 
structures without being a direct copy.

Porch elements should be similar to those seen traditionally.

 
Features such as one-story porch elements which 
define entries, columns, posts and brackets contribute 
to the sense of character of the street and add visual 
interest for pedestrians. The continued use of these 
elements with new construction is encouraged. 

Window and door designs for new buildings should be similar 
to those seen traditionally in the neighborhood.

The similarity of window and door size and location 
between buildings contributes to a sense of visual 
continuity along the street. In order to maintain this 
existing character, new buildings should incorporate 
typical window and door proportions and placements 
seen traditionally.

 

Secondary Structures

Locate a secondary structure to the rear of the lot, behind 
the primary structure.

When they were used, sheds and garages were relatively 
simple. The tradition of detached secondary structures 
is encouraged because this reduces the overall 
perceived mass of building on the site.

m

o

n

p
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Building forms should be similar to those seen traditionally.

A similarity of building forms also contributes to a sense 
of visual continuity. In order to maintain this feature, a new 
secondary structure should have a basic form that is similar 
to that seen traditionally.

 
 
 

Roofs should appear similar to those seen traditionally in the 
neighborhood.

The character of the roof is a major feature of buildings in 
Eastlake. When repeated along the street, the repetition of 
similar forms contributes to the sense of visual continuity. 
This should be maintained.

 

Additions

Design an addition to be compatible with the main house.

When planning an addition, consider the effect the addition 
will have on the existing building. The addition should be 
recognized as a product of its own time and the loss of 
the building’s traditional features should be minimized. A 
design for a new addition that would create an appearance 
inconsistent with the original character of the building 
should be discouraged.

A new addition should be compatible in mass, scale and form 
with the primary building.

An addition to an existing structure can radically change its 
perceived scale and character if inappropriately designed. 
Keeping the size of the addition small, in relation to the main 
structure, will help minimize its visual impacts. 
 

s

r

Q

t
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Use roof forms and roof pitches on additions that are compatible 
with the main house. 

In the example at left, the additional roof structure is not the 
same as the original pitch, but it is compatible and therefore 
acceptable.

 
 
 

A roof-top addition should not visually overpower the primary 
structure. 

Additional space can be created by adding dormers to an 
attic, “saddle” dormers or “camelbacks” to cottages or 
“monitors” on Bungalows. If these alterations are designed 
to be in proportion with the main structure, they may have a 
smaller design impact on the structure compared with other 
approaches.

u

v



| 4-9

Section 4.2:  

mixed use Design Guidelines
 

Urban Design

A project should be designed for the pedestrian at a human 
scale and provide visual interest along the street.

Old Town Eastlake should continue to develop as a 
pedestrian-oriented environment. Streets, sidewalks and 
pathways should encourage walking, sitting and other 
pedestrian activities; buildings should be visually interesting 
to invite exploration of the area by pedestrians. Existing 
pedestrian routes should be enhanced. 

New streetscape elements should be designed to reflect the 
traditional character of the neighborhood.

Street furnishings, including bicycle racks, waste receptacles 
and light standards, are features that did not appear 
traditionally in the neighborhood. It is important that the 
character of these elements not impede one’s ability to 
interpret the traditional character of the area. Street furniture 
should be simple in character. Street lights within the 
commercial areas should be compatible with the traditional 
character of Eastlake.

Maintain the traditional character of alleys.

Alleys accommodate service functions and provide 
pedestrian connections and secondary vehicle access. 
Alleys contribute to the character of the neighborhood, 
especially in the manner in which buildings define their 
boundaries.

 
 

 
Provide access to parking from an alley, when feasible.

In addition to providing service access to businesses in the 
Eastlake commercial area, alleys typically provided some 
parking. The alleys parallel to First and Second Streets are 
shared between commercial and residential users. This 
arrangement should continue.

a

c

b

d
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Face buildings towards the street on First Street and Lake Ave.

Those along First Street were set back from the right-of-
way to maintain consistency with adjacent residences. 
Traditionally, a building was oriented with its primary wall 
planes in line with the parcel’s property lines. Since most 
buildings were rectangular in form, this siting pattern 
helped reinforce the image of the grid street pattern. These 
traditional patterns of building alignment and orientation 
should be maintained. Buildings in the Lake Avenue 
commercial area were traditionally aligned immediately at 
the inside walkway edge.

Maintain the traditional character of site and building lighting.

The character and level of lighting is a special concern, 
especially for security issues. It should, however, be a 
subordinate element. Traditionally, most exterior lights were 
relatively low in intensity and were shielded with simple 
shades. This overall effect should be continued.

The visual impacts of parking areas should be minimized.

The automobile played a less prominant role when 
Eastake was originally laid out so parking was not a major 
consideration. The visual impact of new parking areas 
should be minimized through screening, berms and other 
design techniques.

Building Mass, scale & Form

Building forms should be similar to those seen traditionally.

One of the most prominent unifying elements of the 
commercial area is the similarity in building forms. 
Commercial buildings were simple rectangular solids, 
deeper than they were wide, typically one- to two-stories 
in height. This characteristic is important and should be 
continued in new projects. Commercial roof forms typically 
appeared flat and had parapets.

e

g

f

h
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Buildings should appear similar in scale to buildings found 
traditionally in the area.

Patterns are created along the street by the repetition of 
similarly-sized building elements. For example, uniform 
facade widths evenly spaced along the street create a rhythm 
that contributes to the visual continuity of the area. These 
features and similar patterns are some of the most important 
characteristics of the commercial area and should be 
respected in all projects. 

Building Materials

Building materials should be similar to those used traditionally in 
the area. 

Materials used in the area should appear similar to those 
used traditionally. Brick is the most common material for 
traditional buildings in the commercial area; however, wood 
and stucco were also used. 
 

Architectural Character

Architectural features should be used with restraint.

The diversity of facade elements greatly contributes to 
the character of the commercial streets in the Eastlake 
neighborhood. In particular, windows, details, ornaments and 
cornice moldings reoccur frequently. Architectural details 
on new buildings should be similar in scale and reflect the 
simple character of those seen traditionally.

Maintain the traditional character and diversity of storefront 
designs seen in the area.

Traditionally, buildings in the commercial area were simple 
in character. Regardless of stylistic treatment, a new building 
should appear simple in form and detail, in keeping with the 
Eastlake tradition. Buildings should be visually compatible 
with older structures in the area without being direct copies 
of traditional buildings.

i

k

j
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stepped parapet

brick facade
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Building entrances and windows should appear similar to those 
used traditionally.

An entrance is an important character-defining feature of 
a commercial structure. It gives scale to a building and 
provides visual interest to the composition of a facade.
Windows, their openings, proportions and treatments should 
be similar to those seen traditionally. 
 

 
Mechanical equipment, service areas and security devices 
should be screened or otherwise visually minimized.

New technologies in heating, ventilating and 
telecommunications have introduced mechanical equipment 
where they were not seen traditionally. Service areas, 
including loading areas and storage areas for trash and 
recycling containers, are also site functions not seen 
traditionally. Whenever feasible, the visual impacts of such 
systems should be minimized through screening or other 
design techniques so the traditional character of the area or 
building is not negatively affected.

Signs

Signs should be developed with the overall context of the building 
and the neighborhood in mind.

A sign typically serves two functions: first, to attract attention 
and second to convey information. If it is well designed, the 
building front alone can serve the attention- getting function, 
allowing the sign to be focused on conveying information 
in a well-conceived manner. All new signs should be 
developed with the overall context of the building and the 
district in mind.

 
A sign should attract business but not detract from the visual 
appearance of the street.

Signs in Eastlake should be human scale and not inhibit the 
flow of pedestrian traffic. They should not overpower the 
building facade or detract from the streetscape.

sign

m

o

n
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Section 4.3:  

Service Overlay Urban Design Guidelines
Relation to Mixed-Use Design Guidelines

Because the service overlay zone is also in the mixed-use zone, the 
mixed-use design guidelines generally apply to the service overlay 
zone, with the following exceptions:  

Urban Design

Building forms should be similar to those seen traditionally.

Eastlake has a number of service businesses that are 
economically thriving, and recognizes that service uses have 
particular spatial requirements. The Subarea Plan supports 
these uses but recommends that they should generally 
be in keeping with the mixed use design guidelines. 
Deviation from those guidelines may be allowed in order to 
accommodate the service use, but should still be in line with 
the scale, form and materials so that it does not detract from 
the community’s character.

Setbacks may deviate from the standard commercial setbacks in 
order to accomodate the specific needs of a service business.

Businesses in the service overlay zone may be set back 
further from the street than the zero lot lines recommended 
in the mixed-use design guidelines in order to accomodate 
particular needs, parking and clearances necessary to run a 
service business.  

 

A sign should attract business but not detract from the visual 
appearance of the street.

Because the service overlay zone allows different setbacks, 
signs do not have to be attached to the facade of the 
structure. However, signs should be human scale and 
not inhibit the flow of pedestrian traffic. They should not 
not overpower the building facade or detract from the 
streetscape. 

 

a

c

b



| 5-1

Chapter 5: 

implementation

Illustration of Eastlake Farmer’s Cooperative Grain Elevator
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chapter 5:  

implementation

Introduction

The Eastlake Subarea Plan includes a wide range of recommendations intended to improve the Eastlake 
Subarea, to preserve the character of Old Town Eastlake, and to revitalize the Old Town Eastlake 
commercial district to serve Thornton residents, employees, transit users and visitors. It will take the city 
and its partners, including the community, many purposeful and focused steps over the course of many 
years to improve the subarea while still maintaining the small town feel of Old Town Eastlake.  
 
The Implementation Plan of the Eastlake Subarea identifies key steps to realize the plan’s goals.  The 
recommendations cover six topic areas: administration, land use, infrastructure, parks, open space 
and trails; historic conservation and urban design; and funding, financing and community vitality. 
Each recommendation assigns a responsible party for implementation, as well as a timeframe. The 
recommendations are divided into three different timeframes for implementation:

Short term:  0-2 years  
  (Timing aligns with the opening of the North Metro Line)

Medium term:  3-7 years

Long term:  8+ years

Ongoing:  Continuing action 

Administration

Below are the administration recommendations: 

# Recommendation Responsibility Timeframe
R0-1 Formally adopt the Eastlake Subarea Plan update 

to replace the 2003 Subarea Plan to guide development 
and future investments in Old Town Eastlake. The 
plan includes goals, guiding principles, a future land 
use plan, parking management study, urban design 
guidelines, linkage design principles and a chart of 
recommendations. This plan will guide public and private 
development and investment decisions in the area. The 
City will review future development proposals within the 
subarea for compliance with the Plan. 

City Council, City 
Development

Short term

R0-2 Propose plan implementation recommendations for 
annual consideration in City Council Work Plan. 

City Council, City 
Development, 
City Manager’s 
Office

Ongoing
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R0-3 Conduct a periodic review of the Subarea Plan 
to assess effectiveness and progress toward 
implementation. As needed, and appropriate, 
recommended changes could include Subarea Plan 
updates, amendments to governing regulations and/or 
consideration of new or modified financing strategies. 

City Development Ongoing

 

Land USE

Below are the land use recommendations: 

# Recommendation Responsibility Timeframe
R1-2 At the time of the next City of Thornton Comprehensive 

Plan major update or as a separate amendment include 
a reference, to the Eastlake Subarea Plan as an area plan 
in the document. In addition, the Comprehensive Plan 
Future Land Use Map should be made consistent with the 
recommended land uses contained in the Subarea Plan. 

City Council, City 
Development

Short term

R1-2 Rezone properties in the Eastlake subarea to uses as 
indicated on the Future Land Use Map in the Eastlake 
Subarea document. 

a. Consider a city-initiated rezoning to create a new 
Eastlake Mixed Use Zoning District to reflect the 
uses shown in the future land use map in this 
subarea plan (Figure 3.2). The new mixed use 
zoning district would cover the existing non-
residential in the planning area, the property on the 
southeast corner of Birch Street and First Avenue, 
and the three non-residential properties located 
on the east side of York Street. Provision should 
also be made to create a service district overlay 
zone where the Eastlake Service Zoning District is 
presently located. 

b. If considered appropriate, amend the zoning code 
to allow accessory dwelling units on lots larger than 
7,000 square feet in the residential area.

c. If development is proposed on the property south of 
124th street and east of the proposed parking area, 
this parcel should be rezoned consistent with the 
land use indicated on the future land use map. 

City Council, City 
Development, 
Developers

Short to 
medium term
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infrastructure

The recommendations for infrastructure in the Eastlake Subarea are: 
 
# Recommendation Responsibility Timeframe
R2-1 Consider installing a roundabout at the intersection 

of York Street and 124th Avenue and Second Street to 
improve access and safety and reduce cut through traffic. 

Infrastructure, City 
Development, RTD

Short to 
medium term

R2-2 Create a Complete Street on First Street by improving 
pedestrian and bicycle facilities, accommodating on street 
parking and also address drainage problems.

a. Complete planning and construction documents.

b. Construct west side of road with public funds.

c. Construct east side of the street with private 
development funding. 

Infrastructure, City 
Development

a & b: Short 
term

c: Medium to 
long term

R2-3 Enhance the Complete Street attributes of Lake 
Avenue by: 

a. Studying the feasibility of renovating Lake 
Avenue to improve pedestrian facilities while still 
accommodating on street parking.

b. Implement proposed changes using available 
funding including grants.  

Infrastructure, City 
Development

a: Short term

b: Medium 
term

R2-4 Implement Complete Streets Policies on York Street 
to provide better pedestrian access and help provide 
parking for the business area of Old Town Eastlake.

a. Further develop the concept of reconfiguring York 
Street to improve safety and pedestrain movements 
and accommodate angled parking within the 
existing right-of-way.

b. Implement proposed changes using available 
funding, including grants. 

Infrastructure, City 
Development

a: Short term

b: Medium 
term

R2-5 Improve 124th Avenue using the Complete Streets 
Policy to accommodate pedestrians, bicycles and 
vehicles. 

Infrastructure, City 
Development

Medium term

R2-6 Complete the installation of bike lanes on Claude 
Court between 124th and 128th Avenue to facilitate safe 
biking in Old Town Eastlake, thereby encouraging bike 
commuting to the Eastlake at 124th Station. 

Infrastructure, City 
Development

Short term



| 5-5

R2-7 Implement the city’s policy of adding bike lanes where 
feasible to streets as those streets are resurfaced and 
reconstructed over time. This will enhance bike access to 
the station from the surrounding area. 

Infrastructure, City 
Development

Ongoing

R2-8 Investigate the possibility of providing an additional 
pedestrian crossing of 128th Avenue between Steele 
Court and Monroe Street. 

Infrastructure, City 
Development

Medium term

R2-9 Model future water and sewer capacity and identify 
needed future water and sewer improvements for future 
development in the area 

Infrastructure, City 
Development

Short term

The recommendations for parking in the Eastlake Subarea are:

# Recommendation Responsibility Timeframe
R2-10 Implement 2016 Eastlake Parking Management Study 

Phase 1 recommendations regarding on-street parking 
restrictions.

a. Install “No RTD Parking” signs to preserve parking 
for businesses and residents.

b. If needed, move to a more restrictive on-street 
parking management program.

c. Review parking policies, standards, and City Code 
for possible changes to the parking requirements in 
Old Town Eastlake. 

Infrastructure, City 
Development

a: Short term

b: Ongoing

c: Short term
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R2-11 Implement 2017 Eastlake Parking Management Study 
Phase 2 recommendations

a. Further develop parking concepts into 
implementation plans for on-street parking.

b. Revise parking requirements and codes for shared 
mixed use parking.

c. Allow innovative parking solutions, for example:

• Developers could contribute toward building 
(or build outright) the city lots on west side of 
First Street

• Create an off-street parking credit system using 
on-street parking if changing from parallel to 
diagonal (angled) configuration. 

d. Construct the parking lot south of 124th Ave and 
east of York Street in such a way that it can be 
expanded in the future. Screen this parking from 
surrrounding uses particularly to the east.

e. Reconfigure York Street between Birch Street and 
124th Avenue to accomodate on-street parking.

f. Consider changes to alley width to allow for 
parking, as development occurs.

g.  Consider additional local businesses and 
neighborhood parking between the railway line and 
First Street funded by public and private entities.

Infrastructure, City 
Development. 
private 
development

a: Short term

b: Medium 
term

c: Ongoing

d: Short to 
medium term

e: Medium to 
long term

f: Medium 
term

g: Medium 
term

Parks, Open space AND Trails

The recommendations for parks, open space & trails improvements within the Eastlake Subarea are:

# Recommendation Responsibility Timeframe
R3-1 Construct the Eastlake plaza on the west side of First 

Street with a design feature at the west terminus of Lake 
Avenue to connect Old Town to the station platform and 
overall create usable public space. 

Infrastructure, City 
Development, 
Community 
Services

Medium term
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R3-2 Heritage Trail System

a. Complete construction of the Eastlake Heritage 
Trail loop in line with the Parks and Open Space 
Master Plan, including the connection to Old 
Town Eastlake.

b. Create walking tour materials and add signage 
to educate the public and provide a guide to sites 
of historic and cultural significance in Old Town 
Eastlake.   

Community 
Services, City 
Development, 
Communications 

Medium term

R3-3 At the time Eastlake Avenue is realigned between 
Claude Court and Lafayette Street continue to provide an 
adequate pedestrian connection, linking Old Town 
Eastlake with the Signal Ditch and Farmers Highline 
Canal Trails. 

Infrastructure, City 
Development, 
Community 
Services

Medium term

R3-4 Provide an at-grade crossing from the south end of 
First Street across 124th Avenue to the proposed parking 
area which will also serve as a trailhead for the Eastlake 
Heritage Trail and Eastlake Reservoir#2 Open Space 
south of 124th Avenue. 

Infrasructure Medium term

R3-5 Determine (and implement) reasonable enhancements 
for the park at Birch Street and First Street:

a. Incorporate Eastlake Heritage Trail amenities 
into the park such as play equipment, benches, 
themed story nodes, concrete animals, plantings 
etc.

b. Add plant material throughout the park to replace 
lost historic Cottonwood trees and provide 
additional shade. 

Community 
Services

Medium term

 

 

HIstoric Recognition AND Urban design

Historic recognition and urban design policies and recommendations include: 

# Recommendation Responsiblity Timeframe
R4-1 Enforce and follow the Design guidelines identified in 

the Subarea Plan including maintaining historical set-
backs, building orientation and architectural features such 
as mass, scale, form and materials. 

City Development, 
Developers, 
Property Owners

Ongoing
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R4-2 Use the Linkage Design Principles for the following:

a. Building public improvements in the area, for 
example benches, signage, and story nodes in the 
linear park alongside the railway line.

b. Evaluating private development proposals, for 
example detailed design guidelines submitted for a 
particular parcel. 

City Development, 
Developers, 
Community 
Services

Ongoing

R4-3 Encourage the Eastlake First Congregational Church to 
apply for Thornton local recognition status and also pursue 
State Landmark Designation for their eligible historic 
church building. 

Property Owner Ongoing

 

 

Financing, Funding & Community vitality

Financing, funding and community vitality policies and recommendations include: 

# Recommendation Responsibility Timeframe
R5-1 Implement a directional signage and wayfinding 

system to help visitors to arrive in Old Town Eastlake. 
 

City of Thornton, 
Eastlake 
Businesses 

Short term

R5-2 Work with existing and future Old Town Eastlake business 
owners to establish a formal business association to 
promote Eastlake and represent the businesses in the area. 
Coordinate these activities with businesses on the west 
side of the rail line. 

Economic 
Development, 
Eastlake 
Businesses

Medium term

R5-3 Consider creating special events in Old Town Eastlake 
that represent the area’s heritage, such as a farmer’s 
market or pumpkin festival. 

Community 
Services, Eastlake 
Businesses

Medium term

R5-4 Encourage business owners to use the city’s Business 
Improvement Grant Program (BIG) to improve 
commercial buildings in Old Town Eastlake including 
renovating building facades to fit in with the character of 
the area.  

Economic 
Development, 
Eastlake 
Businesses

Ongoing
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R5-5 When appropriate circumstances occur investigate the 
following financing tools:

• General Improvement District (GID) or Special 
Improvement District (SID)

• Title 32 Metropolitan District: Metro districts created 
by developers could provide financing for needed 
infrastructure and development improvements.

• Urban Renewal: Explore an Urban Renewal Area 
to help offset the cost of needed infrastructure 
improvements.

• Business Improvement District (BID): Encourage 
local business owners to work together to form a 
BID or other mechanisms for cooperative action.

• City Financing: If circumstances are warranted, allo-
cate money from the city’s General Capital Fund. 

Infrastructure, City 
Development, 
Economic 
Development

Ongoing

R5-6 Explore the use of other public and non-profit funds  for 
example Great Outdoors Colorado (GOCO), Adams County 
Open Space, Safe Routes to School, Colorado State 
Historical Society, and other potential public or non-profit 
organizations. 

Infrastructure, 
Community 
Services

Ongoing

R5-7 Consider various incentive tools for developers who 
propose development consistent with proposals set forth in 
the approved Subarea Plan, including but not limited to:

•  Rebate of development fees.

•  Rebate of a portion of new sales taxes.

•  Rebate of a portion of use taxes on construction.

•  Rebate of the City’s real property taxes paid on a 
new facility.

•  Rebate of the City’s personal property taxes paid on 
a new facility.

•  Expedited reviews.

•  Accomodation of required on-site parking in lots on 
city owned land

•  Other incentives as appropriate given the proposed 
development. 

Economic 
Development, 
Eastlake 
Businesses

Ongoing
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R5-8 Continue to engage the community for future planning 
project implementation and development proposals. This 
should include keeping the website updated with current 
information and appropriate city contact information and 
conducting outreach and hosting community meetings 
when appropriate. 

Economic 
Development, 
Eastlake 
Businesses

Ongoing
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appendices
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3. Parking Management Study, Phase I  A3-1
4. Parking Management Study, Phase II  A4-1
5. Eastlake Market Study   A5-1
6. 2003 Subarea Plan: Recommendations Implemented  A6-1

Sign at Eastlake Historic Park
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Overview

This section captures feedback received during the project, including the introductory 
stakeholder interviews, the developer’s forum, three community meetings and one 
neighborhood meeting. 

Stakeholder interviews:   A1-2

Community Meeting No. 1:   A1-3

Developers’ Forum:   A1-4

Thorntonfest 2016:   A1-6

Community Meeting No. 2:   A1-7

Listening Tour and Neighborhood Meeting:   A1-8

Community Meeting No. 3:   A1-9

appendix 1:  

Community Outreach
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Stakeholder INterviews 

March 15 and 16, 2016

Over the course of two days Design Workshop and ArLand Land Use Economics conducted thirteen hour-long 
interviews with 23 residents, landowners and business owners of Old Town Eastlake. Interviews were arranged 
by the city of Thornton based on previously expressed interest, active participation in other related plans (i.e. the 
2015 STAMP, and the 2003 Subarea Plan), their role in the community or their business’ role. 

Key Takeaways

• Parking and traffic are the top concerns for residents and businesses

• Strong desire on part of residents and businesses to preserve the distinct character of Eastlake through design 
guidelines

• Divided opinions on how much Eastlake should change, but all agree change should be incremental and slow

• Strong opposition on the part of residents and businesses to chain stores in the downtown

• Many view the renovation of the grain elevator as the big catalyst in the area, more so than the new station

• Many of the businesses would like to see the beautification of First Street and Lake Ave and some expressed 
interest in participating in a business district once area is more commercially viable

Photo of the First Congregational Church where interviews were held
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Community Meeting No. 1 

April 28, 2016

Over 110 people attended an Eastlake Open House at Century Middle School on Thursday April 28, 2016. 

Attendees were asked to participate in a visual preference survey and give ideas on how Old Town Eastlake could 
change once the adjoining transit station is opened. 

• Food, retail boutique, offices, studios (fitness, art) and light service (nails, veterinarian) were all kinds of 
businesses people would like to see in the area. 

• Housing preferences included single-family detached homes and to a lesser extent townhomes and two story 
rowhomes. 

• Movies in the park, farmer’s markets, outdoor music and seasonal parades were popular potential events. 

• Many people felt that better lighting, sidewalks, benches, street trees, flower baskets, awnings, on street retail 
and sidewalk cafes would improve the commercial streets in Eastlake.   

• The residential character of Eastlake would be enhanced by homes having front doors on the street, porches, 
garages in the back, picket fences and residential sidewalks. Some did not favor residential sidewalks in 
Eastlake.

Comments:

• Many participants supported keeping the historical character of the area. 

• Other comments included the need for better trail access to the future transit station and Eastlake, bike parking 
and bike lockers at the station, pedestrian over/underpass, restrooms, and a RV dump station.

• Participants were also asked to identify walking and biking access trails to Eastlake  

• Attendees had favorable comments on the proposed plaza and First Street improvements. There were also 
suggestions to include diagonal parking and bike racks in the plans.

• Many concerns were expressed about there not being enough parking for future transit users, potential 
overflow of parking into neighborhoods and also traffic on 124th Street and other surrounding thoroughfares. 

• Some did not favor an overflow parking lot south of 124th Street. 

• There was a suggestion to put trees and benches in parking lots.

Photo of Community Meeting No. 1
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Developers’ forum

june 16, 2016

An Eastlake Subarea Plan Developers Forum was held June 16, 2016 where discussion centered around a number 
of topics:

• Branding for Eastlake is very important

• Not many people know about Eastlake

• Predictability and plans in place are important to developers

• BID/Merchants society would be useful

• Pick key buildings to save, key off those

• Should have some higher density in the area

• Sufficient water and sewer provision needed

• Wider sidewalk on Lake Avenue needed

• Form based code recommended

• Concerns about the east-west crossing of the railway line at the station

• City fees are high and City codes provide some barriers to development

• Constraints on potential rent rates, future return on investment, and ultimate ability to reinvest

Photo of the Developers’ Forum



A1-6 |

Thorntonfest

May 21, 2016

Boards from the Community meeting held on April 28, 2016 were displayed at Thorntonfest and the following 
comments were received:

Eastlake Aerial

• Better crosswalks and sidewalk maintenance

• Old Town Arvada

• Alleys good

• Brick farm style

• Improved trail system and street crossings

Linkage Plan

• Benches made with wooden seats surfaces are not hot to sit on like metal benches

• Like to see more small locally owned businesses 

• More brick would be good see

• Brick is good

First Street / Plaza

• Preserve historic and agricultural look

• More benches

• More trees are nice for shade

• Drainage problems on south First Street

Photo from ThorntonFest
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Community Meeting No. 2 

April 28, 2016

Property owners from the surrounding one-mile radius from the project area were invited to this meeting. 
Community feedback from over 70 people included the following:

• Concern about increased traffic on 124th and 128th and future traffic from 124th at Eastlake Station

• Concerns that station parking would overflow into the neighborhood

• Observation that York has seen more traffic since Claude Court closure for construction

• Thoughts on development were mixed: 

• Leave Eastlake alone and develop open land to the west

• Need a regional destination to shape the area: concert hall, museum, community use (pool or recreation 
center)

• No chain restaurants!

• The area needs help.

• Please keep historic small town.

• Excitement that Eastlake could become a destination, would like to see more everyday shops to walk 
through

• Concern that multifamily units would bring investors and renters, not homeowners

• Concerns that density would compromise the historic character and make the area less affordable

Photo from Community Meeting No. 2



A1-8 |

Listening Tour and Neighborhood Meeting  

September 19, 2016

Some property owners in Old Town Eastlake contacted staff to say they felt that a separate community meeting 
should be held to hear the opinions of the property owners whose land was more directly affected by the plan. 
Staff organized both a walking listening tour in Old Town Eastlake and a subsequent neighborhood meeting, and 
invited property owners, business owners and residents from the Subarea Plan project area, primarily Old Town 
Eastlake. 

The Eastlake walking listening tour was attended by approximately 45 people and lasted about an hour. There was 
some initial discussion then smaller groups broke off for a short walking tour of the neighborhood. Comments 
received are reflected in the notes for the neighborhood meeting below. Many of the participants of the walking 
tour also attended the Neighborhood meeting.

The neighborhood meeting was attended by over 45 people and feedback included the following:

• Majority had strong opposition to intervention in the area, would like to keep 2003 subarea plan

• Minority that would like to see more shops and amenities in Eastlake

• Most were opposed to multifamily housing, would prefer to keep housing in single-family character

• Concern that the train will bring noise, traffic, and undesirables into town

• Desire to preserve historic character

• Concern city will use eminent domain

Photo from Neighborhood Meeting
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Community Meeting No. 3 

November 17, 2016

Over 40 people attended the final community meeting for the Eastlake Subarea Plan update at the IMC on 
Thursday, November 17, 2016. This had less attendees than previous meetings, possibly due to the inclement 
weather. The format of the meeting was an open house with a display of the land use recommendations for the 
plan for review and comment. Some parking options were also displayed. All the information displayed at the open 
house was posted on the project website. Time was set aside for property owners, residents and business owners 
located within the Eastlake Subarea Plan update study area to view the display prior to the meeting being opened 
up to other residents and property owners in the wider area. Below is a summary of the comments received:

• Attendees generally supportive of land use proposals

• Property owner on corner of Birch Ave and First Street wants their property to be shown as commercial 

• Request for no 30ft/35ft high buildings, no work /live lofts (contained in existing zoning code)

• Request to exclude some of the standard uses from the existing zoning and to exclude all existing 
allowed temporary uses

• Don’t destroy my “Mayberry” and make it “Highlands” or “Cherry Creek”

• Support for accessory dwelling units, particularly on larger lots

• No thanks on accessory dwelling units because they will result in extra traffic and parking

• Will accessory dwelling units require an extra water tap and separate hookup to sewer?

• Attendees generally supportive of parking proposals.

• Need to review parking proposals on York St. to ensure sight distance maintained   

• People might cut through private property to reach parking

• Request for historic “No Parking” signs

• Don’t tear down historic building for parking (this was not proposed)

• Additional street lighting in alleys 

• Concerns about traffic volumes and speeding on 128th and 124th

Photo of Second Street
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It is recommended that Linkage design principles be developed that will identify common materials and 
visual clues that reflect Eastlake’s history and identity.

• The Linkage design principles create a broad framework and are not detailed design guidelines.
• These design principles will be used when building public improvements in the area, for example 

benches, signage, and story nodes in the Eastlake Open Lands that parallels the railway.
• These design principles will assist when evaluating private development proposals in the area, for 

example detailed design guidelines submitted for a particular parcel.

What is eastlake? 
The following pages show examples of how design principles can be developed that can reflect Eastlake’s 
history and identity. First it is necessary to ask “What is Eastlake” to identify themes that reflect its character:

Agricultural heritage

Railroads

small town feel

appendix 2:  

Eastlake visual linkage principles
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What materials & symbols represent 

"eastlake"?
After identifying and analyzing images that represent these themes, materials common to Eastlake have 
been identified. 

• This includes the use of red brick, wood timber, wrought iron, cast steel, rural unstructured plantings, 
shade trees etc. 

• Symbols and patterns that represent the themes have also been identified particularly those that 
represent the railways and agriculture

community buildings
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Agriculture, Railway 
& Community 
Buildings Themes:

Wood and Timber 
for structures, 
Natural Materials 
and brick for paving.

Agriculture and 
Small Town Feel 
Theme:

Rural Unstructured 
Plantings, Shade 
Trees  

Agricultural and 
Railway Theme: 

Rusted Steel, 
Corrugated Metal

eastlake design materials
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eastlake symbols

Agricultural and 
Railway Theme: 

Common Symbols 
and Elements

Agricultural and 
Railway Theme: 

Circular Elements 
and Linear and 

Circular Patterns
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How can these material and symbols 

be used?
These materials can be composed in various applications, such as symbols, furnishings, 
pavilions, signs, etc.

Metal, Wood, Brick, Small 
Town Feel:

Fencing

examples of how these can be used

Metal and Wood: 

Benches, Trash 
Receptacles, 
Bollards
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examples of how these can be used

Wood, Metal, Brick: 

Shelters

Small Town Feel: 

Lighting
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appendix 3:  

Parking Management Study, Phase I
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EXECUTIVE SUMMARY 

The North Metro Rail Line and Eastlake at 124th Station (Eastlake Station) will open in 2018. The Eastlake 
Station is expected to be the end of the line station for an unknown period of time. The Eastlake Parking 
Management Study  identifies, recommends and determines the cost of management strategies at and 
near  the Eastlake Station  to meet  the parking needs of commuters, nearby businesses and Old Town 
Eastlake and Eastlake Estates  residents. More specifically,  the on‐street and off‐street parking serving 
nearby  businesses  and  residents must  be  protected  from  the  expected  overflow  commuter  parking 
demand  from  the  commuter  rail  station.  The  recommendations  in  this  Phase  1  report will  also  be 
applicable to other commercial and residential areas in Thornton located near transit stations.  

 
At other transit stations  in the Denver metropolitan area the nearby on‐street parking  is typically time 
restricted or reserved  for residents and the nearby off‐street parking  is signed with private parking or 
“NO  RTD  PARKING”  signs.  A  Residential  Parking  Permit  (RPP)  program  is  another  consideration  for 
Eastlake  and  the  steps  to  establish  a  RPP  program  are  outlined  in  the  study.  It  is  recommended  to 
pursue the signage strategy in both Old Town Eastlake and Eastlake Estates instead of a RPP program at 
this  time.  The  installation  of  signs  on  the  streets  in  Old  Town  Eastlake  and  at  the  neighborhood 
entrances in Eastlake Estates is estimated to represent a cost of $7,000. This represents a better opening 
day solution than a RPP program for the following reasons: 
 
 Should be an effective strategy and will cost less than a RPP Program ($7,000 vs. $69,500) 
 No hassle and cost to neighborhood residents 
 Neighborhood residents will help enforce parking regulations  
 The study area does not have the residential density to cover the cost of a RPP Program without 

a very high permit fee 
 It will not be necessary to hire a Parking Enforcement Officer (PEO) to enforce the new parking 

regulations 
 
The study also reviews and recommends changes to the City’s parking requirements and standards, lists 
current parking and transportation best practices, suggests parking system guiding principles to support 
overall  development  goals  and  provide  an  effective  parking  program,  and  recommends  a  vertically 
integrated Parking Division within the Traffic Engineering and Operations Division once the City is more 
actively  involved  in  parking.  Vertical  integration  means  that  all  parking‐related  functions  are 
consolidated under one management structure. A Parking Manager would function as the single point of 
contact and accountability for the on‐ and off‐street parking systems  in the City of Thornton. Refer to 
the attached report for detailed information supplementing the above findings and recommendations. 
 
An upcoming Phase 2 report will determine future parking needs from  infill development  identified  in 
the  Eastlake  Subarea  Plan  and  identify  and  recommend  the  locations  of  the  parking  improvements 
required to meet these needs.  
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INTRODUCTION 

The North Metro Rail Line and Eastlake at 124th Station (Eastlake Station) will open in 2018. The Eastlake 
Station  is  expected  to  be  the  end  of  the  line  station  for  an  unknown  period  of  time.  The  Regional 
Transportation District  (RTD) will provide 413 vehicle parking spaces and 10 motorcycle spaces at  the 
Eastlake Station  (refer  to  the Eastlake Station  site plan  in  the Appendix). The City of Thornton  is also 
expecting RTD to provide an additional 130 parking spaces. It is anticipated the parking provided at the 
Eastlake  Station  will  primarily  serve  daily  commuters  on  weekdays  and  transit  riders  bound  for 
downtown Denver  for events, entertainment,  shopping and dining  in  the evenings and on weekends. 
Airport parking  is expected to be provided at other park‐and‐ride  locations along the North Metro Rail 
Line. 
 
Parking enforcement in Thornton is currently very limited and is more reactive than proactive. There are 
presently no resources available for more parking enforcement, but this should change with the opening 
of  the  commuter  rail  station  in  a  few  years.  The  Eastlake  Parking  Management  Study  identifies, 
recommends and determines  the  cost of management  strategies at and near  the Eastlake  Station  to 
meet the parking needs of commuters, nearby businesses and Old Town Eastlake and Eastlake Estates 
residents. More specifically, the on‐street and off‐street parking serving nearby businesses and residents 
must  be  protected  from  the  expected  overflow  commuter  parking  demand  from  the  commuter  rail 
station. The  recommendations  in  this Phase 1  report will also be applicable  to other commercial and 
residential areas in Thornton located near transit stations.  
 
New development near the Eastlake Station in Old Town Eastlake will also require additional parking. An 
important component of the study  is to determine Old Town Eastlake parking needs for the preferred 
infill development  identified  in  the Eastlake Subarea Plan. Old Town Eastlake will  require  less parking 
than  for stand‐alone development because of a mix of  land uses and the ability to share parking, and 
also because of the availability and convenience of transit service for new residents. In conjunction with 
Design Workshop we  are  determining  future  parking  needs  and will  identify  and  recommended  the 
locations of the parking improvements required to meet these needs in an upcoming Phase 2 report. 
 
STUDY AREA 

The study area for the parking study is shown on the following page and is bounded by E. 128th Avenue 
on the north, City of Thornton and private property located south of E. 124th Avenue on the south, York 
Street and commercial properties located immediately east of York Street on the east, and the railroad 
tracks on the west. The blocks have been numbered from 1 to 6 for identification purposes. 
  
Old Town Eastlake was created in 1911 and the streets and alleys are laid out in a grid pattern running 
parallel and perpendicular to the railroad tracks to the west. Old Town Eastlake was heavily influenced 
by agriculture and the residential streets do not have curbs and parking is behind the gutter pan.  There 
is a combination of commercial and single‐family  residential properties  in Old Town Eastlake. Located 
immediately north of Old Town Eastlake  is Eastlake Estates  (Block 1), a newer  subdivision with  single 
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family detached homes with curved streets and cul‐de‐sacs with curb and gutter.  
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PARKING SUPPLY 

As indicated in Table 1, there are an estimated 652 parking spaces located in Old Town Eastlake. Of the 
652 parking spaces, 201 are located on street (31%) and 451 are located off street (69%).  There are an 
estimated 218 residential and 233 non‐residential off‐street parking spaces  in Old Town Eastlake.  It  is 
understood  the parking  spaces  located behind  the  gutter pan  in  front of  residential  and  commercial 
properties are within the public right‐of‐way and are considered public on‐street parking spaces.   
 

 
 
The on‐street parking  in Old Town Eastlake  is  shown by block and  street below  in Table 2. With  the 
exception  of  one  accessible  space  and  one  15‐minute  space  on  Lake  Avenue,  the  on‐street  parking 
spaces in the study area are unregulated.  
      

 

Table 1.
On‐ and Off‐Street Parking Supply by Block 

Off Street
Block On Street Residential Non‐Residential Total
1 13 32 0 45
2 69 31 27 127
3 32 45 58 135
4 64 49 48 161
5 23 61 100 184

Total: 201 218 233 652
Percent: 31% 33% 36% 100%

Table 2.
On‐Street Parking Supply by Block & Street

Block Street Spaces Block Street Spaces
1 Birch Ave. 13 4 Second St. 25
2 First St. (East) 32 Lake Ave. 9

First St. (West) 7 Subtotal: 64
Second St. 13 5 Second St. 17
Birch Ave. 9 Lake Ave. 6
Lake Ave. (1) 8 Subtotal: 23
Subtotal: 69 Summary First St. (East) 55

3 Second St. 18 First St. (West) 14
Third St. 6 Second St. 73
Lake Ave. (2) 8 Third St. 6
Subtotal: 32 Birch Ave. 22

4 First St. (East) 23 Lake Ave. 31
First St. (West) 7 Total: 201

(1) Includes one accessible space.
(2) Includes one motorcycle space and one 15‐minute space.
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PARKING OCCUPANCY 

A survey of parking occupancy was conducted on an hourly basis from 2:00 PM to 8:00 PM on Friday, 
July 22, 1016 and the results are indicated below in Table 3.  
 

 

Table 3.
Summary of Parking Occupancy (Friday, July 22, 2016)

Spaces Occupied by Hour
Spaces 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM

Block 1
Birch Ave. 13 3 2 2 2 3 4 4
Residential 16 10 11 10 12 11 11 12
Total: 29 13 13 12 14 14 15 16
Percent: 44.8% 44.8% 41.4% 48.3% 48.3% 51.7% 55.2%

Block 2
First St. (East) 32 18 21 20 15 8 4 4
First St. (West) 7 2 2 2 0 0 1 3
Second St. 13 1 0 1 1 0 1 1
Birch Ave. 9 0 0 0 1 0 0 0
Lake Ave.  8 3 0 6 1 3 6 7
Residential 23 8 6 4 4 7 7 7
Non‐Residential 27 10 11 8 8 8 5 4
Total: 119 42 40 41 30 26 24 26
Percent: 35.3% 33.6% 34.5% 25.2% 21.8% 20.2% 21.8%

Block 3
Second St. 18 4 5 5 5 3 4 3
Third St. 6 2 0 0 0 0 2 0
Lake Ave. 8 0 0 0 0 1 3 4
Residential 28 9 10 11 12 11 12 13
Non‐Residential 58 0 0 0 0 1 0 0
Total: 118 15 15 16 17 16 21 20
Percent: 12.7% 12.7% 13.6% 14.4% 13.6% 17.8% 16.9%

Block 4
First St. (East) 23 13 10 5 5 7 8 11
First St. (West) 7 2 3 3 2 6 6 10
Second St. 25 4 4 4 5 6 5 5
Lake Ave. 9 4 6 4 5 7 7 8
Residential 33 16 19 17 17 19 20 19
Non‐Residential 48 13 17 11 7 9 10 13
Total: 145 52 59 44 41 54 56 66
Percent: 35.9% 40.7% 30.3% 28.3% 37.2% 38.6% 45.5%

Block 5
Second St. 17 6 5 5 6 6 5 5
Lake Ave. 6 1 1 1 1 3 3 5
Residential 37 24 24 20 20 19 20 17
Non‐Residential 100 19 18 16 21 9 9 10
Total: 160 50 48 42 48 37 37 37
Percent: 31.3% 30.0% 26.3% 30.0% 23.1% 23.1% 23.1%

TOTAL: 571 172 175 155 150 147 153 165
PERCENT : 30.1% 30.6% 27.1% 26.3% 25.7% 26.8% 28.9%
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The peak hour  for parking occurred at 3:00 PM when  there were 175 vehicles parked  in 571 parking 
spaces, which represents occupancy level of only 30.6%. The parking supply in Table 3 does not include 
the  estimated  residential  parking  located  in  attached  and  detached  garages  as  it  is  not  possible  to 
observe  parking  activity  in  enclosed  structures  on  private  property.  There  are  an  estimated  81 
residential parking spaces located in garages within the study area. 
 
At the peak hour, the on‐street spaces were 29% occupied, the off‐street residential spaces included in 
the  survey were 51% occupied and off‐street non‐residential  spaces were 20% occupied. The busiest 
blocks  overall were  Blocks  1  and  4.  Parking  activity  did  not  vary much  by  hour,  from  a  low  of  147 
vehicles parked at 6:00 PM to a high of 175 vehicles parked at the peak hour of 3:00 PM.  
 
Table 4 indicates the on‐street parking occupancy each hour by street.  The parking on First Street was 
the best utilized on‐street parking at  the peak hour of 3:00 PM when 36 vehicles were parked  in 69 
spaces, which  represents occupancy  level of 52%. The 31 on‐street spaces on Lake Avenue were 61% 
occupied at 7:00 PM and 77% occupied at 8:00 PM. The primary generator of parking demand on these 
streets  in the evening  is the Lake Avenue Inn,  located on the southeast corner of First Street and Lake 
Avenue.  The parking on  Second  Street,  Third  Street  and Birch Avenue was  significantly underutilized 
over the survey period. On average, the parking on Second Street was 21% utilized, the parking on Third 
Street was 10% utilized and the parking on Birch Avenue was 14% utilized.  
 

 
 
DESMAN also  counted  the number of  vehicles parked on  street  in Eastlake Estates  several  times  the 
same day. The number of parked vehicles ranged from 44 to 53.   
 
 
 

Table 4.
Summary of On‐street Parking Occupancy (Friday, July 22, 2016)

Spaces Occupied by Hour
Street Spaces 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM

First St. 69 35 36 30 22 21 19 28
51% 52% 43% 32% 30% 28% 41%

Second St. 73 15 14 15 17 15 15 14
21% 19% 21% 23% 21% 21% 19%

Third St. 6 2 0 0 0 0 2 0
33% 0% 0% 0% 0% 33% 0%

Birch Ave. 22 3 2 2 3 3 4 4
14% 9% 9% 14% 14% 18% 18%

Lake Ave. 31 8 7 11 7 14 19 24
26% 23% 35% 23% 45% 61% 77%
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COMMUNITY MEETINGS 

DESMAN  attended  community meetings  in  the  evening  on  Thursday, April  28th  and Monday, August 
22nd. The comments received at the meetings are included in the Appendix. 
 
PARKING MANAGEMENT ALTERNATIVES 

As mentioned in the introduction, the City of Thornton is committed to protecting the on‐street and off‐
street parking serving nearby businesses and residents from the expected overflow commuter parking 
demand  from  the  commuter  rail  station. DESMAN has  reviewed  current parking  regulations  in  areas 
near 11  rail  stations  in  the Denver metro area and  the  results are  summarized  in Table 5 below. The 
Southmoor Station in Denver is the only station with no on‐street or off‐street parking regulations in the 
immediate area of  the station. The 788‐space  lot at  the station does not currently  fill  to capacity and 
there  is no apparent overflow commuter parking. There  is no on‐street parking near  the Mineral and 
Orchard stations and no need for on‐street regulations. The area surrounding the Belleview station is an 
emerging  Transit  Oriented  Development  (TOD)  and  the  nearby  on‐street  parking  is  currently  not 
regulated, which  is heavily used by a combination of construction workers and commuters. There are 
two  residential  neighborhoods  near  the  Englewood  and  Littleton  stations with  a  Residential  Parking 
Permit (RPP) Program. The remaining stations have time restricted on‐street parking, typically limited to 
two  hours,  in  the  nearby  neighborhoods.  The  neighborhood  near  the  Dayton  Station  is  entirely 
residential and there are 2‐hour parking signs posted throughout the neighborhood. “Private Parking” 
and “No RTD Parking” signs are prevalent near most of the stations to dissuade commuters from parking 
in nearby off‐street parking facilities. Photographs of some of the off‐street signs are on the following 
page. 
    

 

Table 5.
Review of Existing Transit Stations

Parking Parking Restrictions
Station Spaces Location On Street Off Street Overflow

Belleview 59 Developing TOD None No RTD Parking Signs Extensive

Colorado  363 TOD Limited Time Restrictions No RTD Parking Signs Moderate

Dayton 250 Residential Time Restrictions Private Parking Signs None

Englewood 910 TOD Time Restrictions/RPP None None

Littleton 361 Downtown Time Restrictions/RPP Private Parking Signs Extensive

Mineral 1,227 Suburban No nearby on‐street parking No RTD Parking Signs None

Nine Mile 1,225 Commercial/Residential No Parking Signs None None

Orchard 48 Office No nearby on‐street parking Private Parking Signs Limited

Oxford 0 Industrial Limited Time Restrictions No RTD Parking Signs Extensive

Southmoor 788 Suburban None None None

Yale 129 Office Time Restrictions Private Parking Signs Very Limited
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Following are  the on‐street and off‐street parking  regulations  to be considered  for Old Town Eastlake 
and Eastlake Estates. 
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Parking Signs and Limited Enforcement  

Old Town Eastlake  

The on‐street parking in Old Town Eastlake can be controlled with a combination time restricted (1‐, 2‐ 
or 3‐hour) and  “Residential Parking Only,” and/or “No RTD Parking”  signs,  similar  to  the  signs  shown 
below.  The  time  restricted  signs  are  to  be  located  on  the  streets with  commercial  parking  and  the 
“Resident Parking Only” or “No RTD Parking” signs are to be located on the residential streets.  The City 
Code may need to be amended to allow the Traffic Engineer to install these signs. The City should have a 
noticeable and consistent enforcement presence in the area the first few weeks after the station opens. 
Limited  enforcement with  existing  personnel  should  be  adequate  for  the majority  of  commuters  to 
comply with the new parking regulations after the first few weeks.          
 

 
 
 
 
 
 
 
 
                                                          
 
 

 
Private parking signs and/or “No RTD Parking” signs should effectively regulate the off‐street parking as 
well. 
 
Eastlake Estates 

There  are  114  detached  single‐family  houses  in  Eastlake  Estates,  each  with  four  off‐street  parking 
spaces, including two enclosed spaces in garages. This matches the City of Thornton Development Code 
parking  requirement  for single‐family dwellings of  four  spaces  for each  lot,  including  two  spaces  fully 
enclosed within a structure on the  lot. Overflow commuter parkers would not be expected to park on 
private driveways or  in garages  in Eastlake Estates.   However,  there are an estimated 250+ on‐street 
spaces in the neighborhood that are currently unregulated, generally unoccupied on weekdays, and will 
be  fairly proximate to  the Eastlake Station. Overflow commuters may take advantage of the on‐street 
spaces in the neighborhood if they remain unregulated.     
 
Eastlake Estates has two vehicles access points, one on York Street and the other on 128th Avenue. With 
the exception of eight houses on Birch Avenue,  the  fronts of  the houses  face  into  the neighborhood. 
With this in mind, it is recommended to regulate the on‐street parking in Eastlake Estates with deterrent 
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signage at the neighborhood entrances stating that RTD parking  is strictly prohibited and unauthorized 
vehicles will be ticketed and towed at owner’s expense, similar to some of the signs shown on page 6. 
“Resident  Parking Only”  and/or  the  “No  RTD  Parking”  signs  should  be  considered  for  Birch  Avenue. 
Residents would report parking violators to parking enforcement personnel. 
 
The  installation  of  signs  on  the  streets  in Old  Town  Eastlake  and  at  the  neighborhood  entrances  in 
Eastlake  Estates  is  estimated  to  represent  a  cost  of  $7,000.  There  will  be  also  be  some  on‐going 
expenses to maintain and replace damaged and/or stolen signs.   
 
Residential Parking Permit (RPP) Program    

Residential Parking Permit (RPP) programs are usually considered  for 
residential  areas  located  near  major  long‐term  parking  generators 
such  as  transit  stations,  downtowns,  commercial  corridors, 
universities,  and  hospitals.  A  RPP  program  does  not  guarantee  an 
available  on‐street  space  for  all  permit  holders.  RPP  programs  are 
designed  to  give  residents  a  better  chance  of  finding  an  on‐street 
parking  space  in  their  neighborhood.  Some  cities  give  residents 
without  off‐street  parking  first  priority  for  permits  when  on‐street 
parking  is  very  limited.  Most  cities  have  a  formalized  process  for 
residents  to  petition  for  permit  parking.  Generally,  50%  to  80% 
resident  support  is  required  to  establish  a  RPP  program.  The  initial 
application for a permit  is often  in person  in order to present a valid 
photo  ID,  current  vehicle  registration  and  proof  of  residency. 
Subsequent permits can usually be obtained on line or by mail. 
 
Most  cities  limit  the  number  of  permits  obtained  per  vehicle  or  household. Most  common  are  one 
permit per vehicle, 2‐4 permits per household, and two annual guest permits per household. Most cities 
charge an annual fee for residential permits. The fee  is often based on covering the cost to administer 
and enforce the program.  RPP programs need to be consistently enforced to be effective. Following is a 
sampling of permit fees in cities across the country: 
 

 Phoenix, AZ    $10   

 San Diego, CA    $15 

 Boulder, CO    $17 

 Madison, WI    $21 

 Charlottesville, VA  $25 

 Los Angeles, CA   $34 
 
Residential parking permits are free  in Denver and  in Albuquerque, NM. Residents  in Manitou Springs, 
CO can obtain up to five residential parking permits. Permits 1‐3 are free, permit #4 is $30 and permit #5 

 Washington, D.C.  $35 

 Ithaca, NY    $45 

 Berkeley, CA  $55 

 Portland, OR  $60 

 Seattle, WA   $65 

 San Francisco, CA  $111 
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is  $40.  Some  cities  have  a  tiered  price  structure  based  on  the  number  of  permits  per  household, 
including Fort Collins, as follows: 
 
First vehicle    Free 
Second Vehicle    $15 
Third Vehicle    $40 
Forth Vehicle    $100 
Fifth vehicle    $200 
 
In El Paso, TX the cost is $30 for the first permit and $200 for the second and third permit per dwelling 
unit or household (maximum of three permits).  
 
Many cities allow  for 2‐ or 3‐hour visitor parking  in  residential zones. RPP zones  (multiple blocks) are 
much more common than RPP blocks or block faces. The hours and days of peak parking demand for the 
nearby  parking  generator  dictate  the  hours  that  parking  is  restricted  and  the  program  enforced. 
Reasonable  hours  and  days  near  a  transit  station with  commuter  parking  are  8:00  AM  to  5:00  PM 
Monday‐Friday. A very  important aspect of a RPP program  is  the  installation of clearly marked, easily 
understood and consistent RPP signage. 
 
Residential  permits  are most  often  renewed  annually  and  have  fixed  renewal  and  expiration  dates. 
Annual guest passes are generally provided  for  free or at a nominal cost, and most cities  require  the 
purchase of a residential permit to receive annual guest permits. Most cities provide temporary repair 
and  construction passes  and multiple  short‐term  guest passes  for  special occasions. Residents prefer 
hang tags over window/ bumper stickers, although stickers are easier to enforce. Putting  license plate 
numbers on hang tags largely prevents fraudulent use of permits.  
 
License Plate Recognition  (LPR) enforcement  is becoming more common for faster and more effective 
enforcement. With LPR enforcement  there would be a data base of  license plate numbers  for permit 
parkers and it would not be necessary to issue hangtags or stickers. Parking would be enforced with the 
use of vehicle mounted cameras that would automatically read  license plate numbers and check them 
against the data base of valid permits. Towns and cities in Colorado utilizing LPR for enforcement include 
Aspen, Boulder, Breckinridge and Fort Collins.  
 
The City of Thornton Code will need  to be amended  to create  the proposed RPP program and should 
include the following: 
 
 Purpose of the program 
 Program Administrator and duties 
 Definitions 
 Program locations and days/hours of enforcement 
 Petition process 
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 Application and issuance processes 
 Fees 
 Permit holder responsibilities 
 Violations and penalties   

 
Establishing a RPP Program 

There  would  initially  need  to  be  public  input  to  establish  program  elements,  such  as  the  petition 
process, the percentage of neighborhood support required to establish a zone, the data collection and 
findings required by  the City  to  justify a zone,  formal adoption procedures,  the application process  to 
obtain  a  permit,  permit  types,  the  number  of  resident  and  guest  permits  issued  per  vehicle  or 
household, permit costs, method of enforcement,  the use of stickers, hang  tags or paperless permits, 
parking  restrictions,  permit  hours  and  days  based  on  the  parking  demand  generator,  renewal  and 
expiration  periods,  fines  for  fraudulent  application  or  use  of  permits,  etc. Once  the  specifics  of  the 
program  are  established,  language  would  need  to  be  added  to  the  Municipal  Code  outlining  the 
program and the City department tasked with the program. The City would then need to decide  if the 
program is administered and enforced in‐house, by a commercial parking operator, or a combination of 
the two. If enforced in‐house, an enforcement officer would need to be hired. A Parking Advisory Board 
(PAB) is sometimes established to serve in an advisory capacity to the parking manager and City Council. 
 
Following are  the  steps  that are generally  followed  to  implement a RPP program  in a neighborhood, 
which can take up to six months from start to finish. 
 

1. Petitioner meets with the Traffic Engineer to discuss the RPP area and application process. 
 

2. Petitioner submits an application for RPP designation for review by the Traffic Engineer. This will 
represent  a  process  similar  to  the  City’s  very  successful  iwatch  speed  reduction  program. 
Information on the iwatch program is included in the Appendix.   
 

3. If  the  application  is  reasonable,  the  Traffic  Engineer  meets  with  the  petitioner  to  discuss 
procedures for obtaining signatures on a petition for a RPP program. 
 

4. Petitioner  submits  the  completed  petition  for  review  and  certification.  If  the  program  is 
supported by the majority of residents, the process moves forward. 
 

5. The  Traffic  Engineer  conducts  a  neighborhood  meeting  to  gather  input,  discuss  the  RPP 
program, and next steps in the process. 
 

6. The City conducts a parking study to determine  if the program  is warranted or not. The 75/25 
rule  is often used  (parking  spaces are at  least 75% occupied most of  the day and 25% of  the 
vehicles parked are registered outside of the area). 
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7. Based on input from residents and the results of the study, the Traffic Engineer establishes the 
RPP zone and program for resident approval. 
 

8. If approved by residents, the program moves forward for final approval by the Traffic Engineer.  
 

9. If approved by the Traffic Engineer, residents are notified that the can register for the program 
and obtain permits. 
 

10. The City installs signs in the RPP area and starts enforcement. 
 
Implementing a RPP program is estimated to represent a cost of $69,500, including signs ($7,000), part‐
time PEO ($20,000), part‐time RPP program administrator ($32,500), and other expenses ($10,000). It is 
anticipated  that existing administrative assistants would help with  the administration of  the program. 
The  cost  estimate  anticipates  a  vehicle  does  not  have  to  be  purchased  for  the  PEO.  Equipping  an 
enforcement vehicle with License Plate Recognition (LPR) cameras would add an additional $50,000 to 
$65,000 for hardware and software.  The total cost of program of $69,500 anticipates a vehicle does not 
have  to  be  purchased  for  the  PEO.  There  will  also  be  on‐going  expenses  associated  with  the  RPP 
program, including the new personnel, equipment and materials, and maintaining and replacing signs.    
 
PARKING MANAGEMENT RECOMMENDATION 

It  is  recommended  to  pursue  the  signage  strategy  in  both  Old  Town  Eastlake  and  Eastlake  Estates 
instead  of  a  RPP  program  at  this  time.  This  represents  a  better  opening  day  solution  than  a  RPP 
program. There are only 164 houses located in Old Town Eastlake and Eastlake Estates, which does not 
represent the residential density required to cover the cost of a RPP program without a very high permit 
fee. 
 
PARKING ENFORCEMENT OFFICER 

It will be necessary to hire a Parking Enforcement Officer (PEO) to enforce parking regulations sometime 
in  the  future  as  the  area develops.  The  PEO would be  assigned  to  the  Traffic Unit within  the  Patrol 
Division of the Thornton Police Department. As a law enforcement officer, the PEO would contribute to 
public  safety  in  the Eastlake area. The PEO would have  the authority  to  issue parking  tickets,  impose 
fines,  tow and  impound vehicles, and give orders  to drivers obstructing  traffic. The PEO must also be 
capable  of  responding  to  hostile  individuals  while  performing  their  duties.  The  PEO  could  use  the 
electronic  ticketing system currently used by the Police Department. Parking enforcement officers are 
typically trained to perform the following responsibilities: 
 

 Patrol the area in a vehicle and/or on foot 
 Issue citations to illegally parked vehicles 
 Place signs or boots on vehicles with multiple citations 
 Searches for vehicles using tag or license information 
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 Check meters for expiration of time limits (not applicable to Thornton presently) 
 Collect coins from parking meters (not applicable to Thornton presently) 
 Alert repair crews to damaged or missing meters (not applicable to Thornton presently) 
 Enforce animal control laws 
 Act as a parking ambassador  
 Alert police, fire or medical personnel to emergency situations 

 
Other measures to regulate the on‐street parking in Old Town Eastlake could be considered as the area 
evolves,  including  a  RPP  program  and  parking meters.  In  the  Appendix  are  on‐street  and  off‐street 
technology options that could be considered for Old Town Eastlake in the future. 
 
OFF‐STREET PARKING REQUIREMENTS AND STANDARDS 

Parking Requirements 

The City’s off‐street parking requirements and standards in the Thornton Code of Ordinances have been 
reviewed  by  DESMAN.  On  the  following  page  are  the  City’s  requirements  and  National  Parking 
Association  (NPA)  recommended  ratios  for  various  land  uses.  The  NPA  ratios  represent  “national 
standards” for single‐use projects and anticipate little or no transit service. The NPA ratios are supported 
by published data and  the collective experience of  the NPA members. The NPA does not  recommend 
using the ratios presented in Parking Generation by the Institute of Transportation Engineers (ITE). This 
is because  the  ratios are based on  tabulations of observed parking accumulations and are specifically 
not recommended parking ratios. The 33rd, 50th (Average) and 85th percentile ratios presented in Parking 
Generation in many cases are based on very limited data.   
 
Some of  the City’s parking  requirements are  low and some are high compared  to  the NPA standards. 
This  doesn’t  necessarily mean  the  City’s  ratios  should  be  adjusted  to  better  reflect  parking  industry 
standards, but we wanted to point out the differences in case there have been concerns or complaints 
about providing too  little or too much parking. The City’s parking requirements that are  low compared 
to  NPA  recommendations  include  hotel  and  motel  (particularly  large  hotels  with  meeting  and 
convention  space), medical clinic,  restaurant, and bar/tavern. The  requirements  that are high  include 
single‐family dwellings and multi‐family dwellings with larger units. The ratio for theater, which is based 
on square footage, is unusual and it is not known if it represents an appropriate parking requirement or 
not. Theater  (cinema) parking  requirements  are  generally based on  the number of  seats, not  square 
footage. 
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Downtown Parking Requirements 

The City’s and/or NPA’s parking ratios are not necessarily recommended for future development in Old 
Town Eastlake because of the density of development and proximity to transit. Parking requirements in 
downtown areas and mixed‐use developments tend to be lower for the following reasons: 
     

1. Variations in peak parking accumulation by time of day, day of week, and month of the 
year for the different land uses. 

 
2. The density of the development and the patronization of two or more land uses in close 

proximity to each other in a single trip. 
 

3. The  use  of  public  transportation  and  other  modes  of  transportation  (carpooling, 
walking, bicycles, etc.)  reduce  the  reliance on  the use of  the  automobile, particularly 
among commuting employees. 

 
DESMAN will recommend parking ratios and estimate the demand for parking for future development in 
Old Town Eastlake as part of the Sub Area Plan, which is currently in progress. 
 
Reductions in Parking for Mixed ‐Use Projects 

The City of Thornton  should consider adding a chart  in  the parking  requirements  section of  the code 
similar to the one below from the City of Scottsdale Zoning Code. It is a simplified shared parking model 
that can be used to reduce the parking up to 20%. The required parking is calculated for each land use 
and the percentages are applied to determine the parking required for each of the six time periods. The 
time period with the highest total is selected, which represents the shared parking requirement. 
 

Schedule of Shared Parking Calculations

   Weekdays Weekends 

  
12:00 AM 

to 
7:00 AM 

to
6:00 PM 

to
12:00 AM 

to
7:00 AM 

to 
6:00 PM 

to
Land Use  7:00 AM  6:00 PM 12:00 PM 7:00 AM 6:00 PM  12:00 PM

Office  5%  100% 5% 0% 60%  10%
Retail  0%  100% 80% 0% 100%  60%
Residential  100%  55% 85% 100% 65%  75%
Restaurant/Bar  50%  70% 100% 45% 70%  100%
Hotel  100%  65% 90% 100% 65%  80%
Cinema/Theater  0%  70% 100% 5% 70%  100%

 
Included in the Appendix is a more comprehensive shared parking model from the City of Tempe Zoning 
and Development Code  that  could also be used  to develop a  shared parking model  for  the City. The 
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hourly variations  in parking demand  in  the Tempe model  for general office,  retail, general restaurant, 
movie  theater,  residential  apartments,  and  hotel/motel  are  taken  from  the  first  edition  of  Shared 
Parking by the Urban Land Institute.    
 
Parking Standards 

The dimensions of  the handicapped space and access aisle should be changed  from a 9’ space and 4’ 
access aisle to an 8’ space and 5’ access aisle to comply with ADA.  The following should be added to the 
code: 
 
For every six accessible spaces required, at least one shall be a van parking space (minimum of one for 
each parking  facility  requiring accessible  spaces).   Parking  spaces  for vans, access aisles and vehicular 
routes serving them shall provide minimum vertical clearance of 8’‐2”.  All van spaces are permitted to 
be grouped on one  level within a multi‐story parking facility. The access aisle for van accessible spaces 
shall be on  the passenger  side of  the  vehicle. Built‐up  curb  ramps  are not permitted  to project  into 
access aisles or parking spaces. 
 
Parking dimensions have been developed  to comfortably accommodate  the composite design vehicle, 
which refers to the dimensions of the 85th percentile vehicle in the range of all cars, pickups, vans, sport 
utility and crossover vehicles from smallest (zero Percentile) to largest (100th percentile) based on 2010 
sales. The composite design vehicle is the size of a Chevrolet Traverse, pictured below.  The dimensions 
of this crossover vehicle are 6’‐7” in width by 17’‐1” in length. The dimensions of the composite design 
vehicle have varied minimally over the past 25 years in the United States.  
 

 
 
Listed  on  the  following  page  are  recommended  parking module  dimensions  from  National  Parking 
Association  (NPA)  for  a medium  level  of  comfort  for  30°  to  90°  parking  angles.  The  double‐loaded 
module widths are compared to the City of Thornton two row module widths for 8’‐6”, 9’‐0” and 10’‐0” 
stalls. 
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The dimensions of the parking modules based on the City’s standards generally exceed the NPA modules 
for 8’‐6” and 9’‐0” wide parking spaces, with the exception of the 90° parking module with a 9’‐0” wide 
stall. The City’s parking modules with 10’‐0” wide spaces are nine inches to one foot less than the NPA 
modules, which  is acceptable given 10’ wide spaces. However, the 90º module with 10’ wide spaces  is 
four feet narrower than the NPA module. Consideration should be given to adding one foot to the 90° 
module with the use of 9’‐0” wide stalls and adding two feet to the 90° module with the use of 10’‐0” 
wide stalls. 
 
There are also a few oddities with the City’s dimensions. For 30° parking the parking module with 10’‐0” 
wide stalls is wider than the module with 8’‐6” wide stalls. Similarly, the width of the 40° modules do not 
vary by space width. These anomalies are likely due to rotating spaces with different widths rather than 
rotating the design vehicle, as suggested by NPA. As shown in the graphic below, the vehicle projection 
when  rotating  the design  vehicle and  adding 9” of  clearance  is 1’‐3”  less  than  the  vehicle projection 
when  rotating  the space.   NPA  recommends shorter stall striping and wider drive aisles  to encourage 
drivers to more fully pull into parking spaces.    

 

 

The  City’s  Code  should  also  state  that  45°,  55°,  65°  and  75°  angled  parking  is  also  allowed  and  the 
dimensions should be extrapolated from the chart.  
  
 

National Parking Association City of Thornton
Double‐

Angle of Vehicle Drive Aisle Loaded 8'‐6" 9'‐0" 10'‐0"
Parking Projection Width Module Stall Stall Stall
30° 15'‐0" 12'‐3" 42'‐3" 43.9' 44.3' 44.7'
40° 16'‐9" 12'‐3" 45'‐9" 47.6' 47.6' 47.7'
50° 18'‐1" 13'‐4" 49'‐6" 52.3' 50.6' 50.3'
60° 18'‐10" 14'‐10" 52'‐6" 54.8' 54.0' 51.6'
70° 19'‐0" 17'‐0" 55'‐0" 57.8' 57.0' 54.3'
80° 18'‐9" 20'‐0" 57'‐6" 60.2' 58.3' 56.5'
90° 18'‐0" 24'‐0" 60'‐0" 60.0' 58.0' 56.0'

Design vehicle rotated 60° Stall rotated 60° 
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PARKING AND TRANSPORTATION BEST PRACTICES 

Following  are  examples  of  current  best  practices  in  parking  for  consideration  to  better manage  and 
utilize parking resources, manage the demand for parking, be environmentally responsible, and improve 
vehicle, pedestrian and bicycle traffic conditions in the Eastlake area.   
 
Parking Policies 

 Developing  and  adopting  guiding  principles  to  establish  the  vision  and  priorities  related  to 
parking policy 

 Policy  statements  that  rank pedestrian, bicycle  and  transit  as higher priority modes of  travel 
compared to motor vehicles 

 Reinvesting surplus parking revenues in the area that they are generated for parking and other 
improvements 

 A  citation  system  that  charges  infrequent  offenders  minimal  fines  and  habitual  offenders 
progressively more expensive fines 

 Charging  premium  rates  for  short‐term  parking  to  deter  long‐term  use  of more  convenient 
parking spaces 

 Raising parking fees incrementally each year instead of larger, less palatable increases every few 
years 

 Significant increases in parking fees to reduce the demand for parking 
 Parking maximums in zoning codes 
 Unbundle parking from leases to provide choice to use parking only if needed  

 
Parking Technologies 

 Web‐based parking registration and payment/appeal of parking citations, and secure electronic 
payment transaction process 

 The use of handheld enforcement devices with built‐in camera and citation printer  
 The use of License Plate Recognition (LPR) in enforcement 
 Wirelessly  networked  single  space  parking  meters  that  accept  multiple  forms  of  payment, 

including credit cards 
 Solar powered multi‐space meters 
 Parking Guidance  Systems  (PGS)  to direct parkers  to  the nearest available  space  in a parking 

facility or the nearest available parking facility   
 Intelligent Transportation System  (ITS) providing advanced  travel  information via  the  internet, 

television, radio, cell phone, etc.  
 Evaluate new parking equipment and technologies to streamline operations 
 Integrated parking management  system  for enforcement, permits, events, and parking access 

and revenue control 
 Replacing parking attendants (cashiers) with automated equipment (pay‐on‐foot, pay‐by‐space, 

pay and display, pay‐ in‐lane, pay by phone, etc.) 
 



City of Thornton 
Eastlake Parking Management Study ‐ Final Phase 1 Report 

 

Page 19 

Sustainable Parking Management and Design 

 Green certification of garages by the Green Parking Council 
 Energy‐efficient lighting in parking facilities (LED, fluorescent, induction) 
 Minimizing light spillover from a parking facility into the surrounding environment 
 Lighting controls to dim or turn off lights in parking garage when there is sufficient natural light 
 Motion detectors to turn lights on only when people and vehicles are detected 
 Painting the interior of parking structures white for improved reflectivity 
 Use of low VOC (Volatile Organic Compounds) paints, stains and sealers 
 Lower parking fees for carpools, vanpools, low‐emission vehicles, and electric vehicles 
 Charging stations for electric vehicles 
 Parking canopies to reduce the heat island effect, provide shade and to protect vehicles on the 

top level of parking garages  
 Adding solar panels and/or wind turbines to parking structures to offset energy costs/produce 

excess energy 
 Solar panels as parking space canopies 
 Green roofs on the upper level of above‐ground parking structures 
 Solar powered light fixtures 
 Water efficient landscaping in parking lots and around parking structures 
 Lead by example by purchasing energy efficient fleet vehicles 
 

Miscellaneous Parking  

 Enhanced  “Passive”  security  features  in  parking  structures  (high  light  levels,  glass‐backed 
elevators, glass‐enclosed or open stairs, clear lines of sight, eliminating hiding places, etc.)  

 Vertical  integration  of  all  parking‐related  functions  under  one  management  structure 
(operations, enforcement, revenue and fine collection, maintenance, planning, marketing, etc.)   

 Parking enforcement personnel also acting as parking ambassadors 
 Customer services programs including, at a minimum,  vehicle lock out, dead battery and vehicle 

location assistance 
 Periodic assessment of parking supply/demand for effective parking system planning 
 Shared parking 

 
Alternative Modes of Transportation 

 Preferred spaces for carpools, vanpools, low‐emission vehicles, and electric vehicles 
 Covered bicycle parking areas 
 Bicycle lockers and showers 
 Secure parking areas (SPA’s) for bicycles in parking garages and transit centers 
 Bicycle sharing/rental program 
 Car‐sharing service 
 Addressing pedestrian safety concerns (police patrols, escorts, lighting, etc.) 
 Ride sharing programs, matching services and parking discounts or rebates for participants 
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 Guaranteed  ride  home  program  in  cases  of  emergencies  for  those  that  utilize  alternative 
transportation modes 

 Provide convenient and accurate information on travel options using maps, signs, websites and 
direct marketing programs 

 
PARKING SYSTEM GUIDING PRINCIPLES 

When planning  for parking  there  is a built  in 
conflict  to  which  many  municipalities  can 
relate.  The  conflict  revolves  around  three 
primary  factors:  Cost,  Convenience  and 
Supply. You can generally have only two of the 
three.  Given  this  basic  problem,  keeping  all 
customers  satisfied  is  an  on‐going  challenge. 
Having well‐defined parking guiding principles 
is one way of addressing  the policy decisions 
required by this inherent conflict. 
 
Guiding  principles  add  value  in  two  primary  areas.  First,  the  establishment  of  a  set  of  approved 
operating guidelines helps define the role and relationships of parking within the  larger organizational 
structure. Secondly, guiding principles can emphasize the  importance of planning for parking. Some of 
the  items  typically  incorporated  by  other  municipalities  include  mission/vision,  funding  strategies, 
approved  uses  of  parking  revenues,  parking  allocation  strategies,  departmental  relationships, 
enforcement and maintenance responsibilities, etc. 
 
Following are example parking guiding principles  that City of Thornton  could  consider. These guiding 
principles  are designed  to help  support overall development  goals  and objectives while providing  an 
efficient, effective, and responsive parking program. 
 

1. The City of Thornton will make every effort to meet transportation needs with an appropriate 
balance  of  parking  and  transportation  alternatives.  The  city will  focus  on  providing  visitors, 
employees,  and  residents  with  sufficient  short‐term  and  long‐term  parking  options,  while 
encouraging  the utilization of  alternative modes of  transportation  to mitigate overall parking 
needs. 

 
2. The City of Thornton will encourage the efficient use of available land by effectively planning for 

parking  needs.  The  city  will  seek  to  reduce  overall  parking  needs  by  encouraging  the 
development  of  shared  parking  and  public  parking  facilities,  offering  alternative methods  to 
address  anticipated  parking  demands,  ensuring  sufficient  access  linkages  between  land  uses, 
and encouraging the use of alternatives modes of transportation. The parking program will be 
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included  in  all  planning  activities  impacting  parking,  and will  seek  to  provide  efficient,  cost‐
effective solutions. 

 
3. The  City  of  Thornton will  encourage  the  design  and  development  of  parking  resources  that 

support  overall  strategic  and  development  goals/objectives.  Parking  facilities  that  adhere  to 
defined urban design  standards and  incorporate  the desired design qualities  identified by  the 
city will be supported. 

4. The City of Thornton will make every effort to create a customer‐oriented parking management 
structure  that  is  unified,  centralized,  and  vertically  integrated.  The  parking  management 
organization will provide all public parking management services within  the city  including, but 
not  limited  to,  public  on‐street  and  off‐street  parking,  parking  planning,  enforcement, 
maintenance, parking system marketing, and other parking programs. The parking system will 
be managed in a fair and equitable fashion for the benefit of all community members. 

 
5. The City of Thornton will try to ensure all public parking facilities, both on‐street and off‐street, 

are well‐maintained and safe. 

6. Any  revenues  generated  by  the  parking  system  will  be  used  to  fund  on‐going  parking 
management  and  operations,  as  well  as  the  development  of  new  public  parking  facilities. 
Available  revenues  can  also  be  used  to  fund  other  transportation  alternatives  and  approved 
economic development initiatives. Any parking system profits will be used for the benefit of the 
neighborhood/district in which they were generated. 

7. The parking management organization will be an active member of the community by assisting 
in the achievement of overall goals and objectives, as well as communicating goals/objectives, 
policies,  regulations, and  systems changes  to all parking customers. The parking management 
organization will be responsive in addressing community concerns and meeting parking needs. 
 

8. The  parking  management  organization  will  endeavor  to  incorporate  new  technologies  into 
parking management  initiatives to ensure the efficient use of available parking and to create a 
convenient and hospitable experience for visitors, commuters, employees, and residents. 

 
FUTURE PARKING MANAGEMENT 

There are currently several City of Thornton departments involved in some aspect of parking, including 
Police (enforcement), Planning (parking requirements), Code Compliance (abandoned vehicles), Fire (fire 
lane  parking  restrictions),  and  Infrastructure  (maintenance,  signs,  pavement  markings,  etc.).  As 
previously mentioned,  parking  enforcement  is more  reactive  than  proactive,  and  the  courts  do  not 
encourage  parking  violation  citations.  The  current  fine  for  a  parking  violation  is  $35.00.  The  Police 
Department uses electronic ticketing (eCITATION) if a person is present and issues a hand written hard 
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copy notice if a person is not present.  
 
There  is no  indication on the City’s website that  it  is possible to pay a parking violation fine on  line.  It 
also  does  not  appear  as  though  the  City  has  progressively  higher  fines  for  habitual  offenders.  It  is 
understood  that  the only  vehicles  allowed  to be booted  are  semi‐trailer  trucks parking  in  residential 
neighborhoods. The boot fee is $130.00.        
 
Once  the  City  is  more  actively  involved  in  parking,  consideration  should  be  given  to  a  vertically 
integrated Parking Division within  the Traffic Engineering and Operations Division. Vertical  integration 
means  that  all  parking‐related  functions,  including  operations,  enforcement,  revenue  and  fine 
collection, maintenance,  planning, marketing,  community outreach,  etc.,  are  consolidated under one 
management  structure.  A  Parking  Manager  would  function  as  the  single  point  of  contact  and 
accountability  for  the on‐ and off‐street parking systems. A Parking Manager  is  typically charged with 
the following duties and responsibilities: 

 
1. Manage  the  marketing,  sales  and  assignment  of  monthly  parking  spaces  to  groups  and 

individuals and monitor and  track  the permit parking  revenue collected.   The Manager would 
also serve as the single point of contact whenever problems arise among these contract parkers. 
 

2. Coordinate  the  deployment  and  monitor  the  production  and  effectiveness  of  parking 
enforcement personnel. 

3. Prepare  the  annual operating budget of  the parking  system and  track  the  system’s daily and 
monthly revenue collection and operating expenditures. 

 
4. Function  as  the  public  relations  respondent  for  the  program  by  fielding  customer  service 

complaints and devising special event parking strategies and serve as the city hearing officer on 
parking citation appeal cases. 
 

5. Facilitate  the  routine execution of daily maintenance,  snow plowing, and as needed property 
repairs. 
 

6. Devise, monitor and periodically audit the parking meter revenue collection process. 
 

7. Conduct periodic parking  space  and  facility occupancy  surveys  as  a means of monitoring  the 
prevailing demand and utilization of parking system spaces. 
 

8. Review  and  prepare  recommendations  for  the  City Manager  and/or  City  Council  regarding 
program changes,  technology upgrades,  supply purchases, capital  improvements,  increases  to 
rates and fines, etc.  
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FUTURE ON‐STREET PARKING TECHNOLOGY OPTIONS 

There  is a  trend  in  the parking  industry  to  replace people  (parking attendants, cashiers, enforcement 
officers,  etc.)  with  automated  equipment.  Many  cities  today  are  evaluating  new  equipment  and 
technologies  to  improve and  streamline parking operations. The  following equipment and  technology 
options deserve future consideration for the on‐street parking in Old Town Eastlake. 
 
On‐street paid parking could be a future consideration in Old Town Eastlake as the area redevelops. The 
primary  reason  to  institute  on‐street  paid  parking  is  to  encourage  turnover  of  the most  convenient 
parking spaces. Turnover  is critical  to most downtown businesses because  the parking supply  is often 
limited.  If long‐term parkers, such as employees or residents, use a parking space in front of a store or 
restaurant, fewer short‐term customers have the opportunity to use that space. The reason turnover is 
so important to the health of businesses is the economic value represented by multiple customers using 
the  same  parking  space.  Bob  Gibbs,  of  the  Gibbs  Planning  Group,  urban  economic  and  planning 
consultants, has estimated  that a parking  space  in  front of a  retail establishment can be worth up  to 
$300,000 in annual retail sales. The lack of convenient on‐street parking can contribute to a downtown 
area  not  being  able  to  compete  with  the  surrounding  shopping  centers.  Lower  retail  sales,  fewer 
merchants, and weaker property lease rates are a function, in part, of this parking issue. 
 
There are four primary operating methods that should be kept in mind for on‐street parking in Old Town 
Eastlake,  including  “smart”  single‐space  meters,  multi‐space  meters,  pay‐by‐phone  and  enhanced 
enforcement with the use of License Plate Recognition (LPR). 
 
“Smart” Single‐Space Meters 

The  latest  single‐space meters  are  solar  powered,  have  rechargeable  battery 
packs,  and  are  wirelessly  networked  to  a  remote  web‐based  management 
system. The system allows remote diagnostics and configuration of the meters.  
The meters accept coins, tokens, credit cards, debit cards and smart cards.  It  is 
also possible to pay by cell phone.  These meters can also come with a wireless 
sensor to reset the meters to “0” when a vehicle vacates a parking space. 
 
Advantages of the “smart” single‐space meters include: 

 Multiple payment options including coins, credit cards and smart cards. 
 More user‐friendly and better understood by users than multi‐space meters. 
 More convenient to use than multi‐space meters as they are located next to the parking 

space. 
 No space numbering required. 
 Meter placement delineates on‐street parking spaces. 
 No additional signage  required advising users  to pay at  the parking station and key  in 

their parking space number, license plate number or place a receipt on their dashboard. 
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 Meter malfunctions  are wirelessly  communicated  to  the maintenance  shop  so  repair 
efforts can be handled as needed rather than on a routine basis. 

 If a meter fails, only a single space is affected. 
 No paper jams or increased costs for consumables. 
 Parking  enforcement  can  be  done  in  a  vehicle  and  it  is  also made  easier with more 

highly visible expiration indicators. 
 Audit control and real‐time reporting and alarming. 
 Credit card usage will reduce meter revenue collection efforts and coin deposits.  
 Represents a lower cost per space on blocks with fewer parking spaces than multi‐space 

meters.  
 Ability to charge variable rates based on parking demand. 

    
Disadvantages of the “smart” single‐space meters include: 

 More maintenance and collection costs compared to multi‐space meters. 
 More streetscape clutter than with multi‐space meters. 
 There are currently only a few suppliers of these meters. 
 Credit card user will not be provided with a receipt. 
 More extensive and expensive  installation  in Old Town Eastlake because  there are no 

existing meter housings and poles to be reused. 
 Wireless communication and credit card processing fees to be incurred. 
 Wireless communication service interruptions could delay credit card processing. 

 
Some cities have also tested the meters and found out that there were very few credit card transactions 
at the meters, which didn’t  justify the additional expense for the meters.   There are on‐going monthly 
expenses associated with the meters, including secure wireless, management system license, and credit 
card transaction fees.   A minimum hourly rate of $1.00  is suggested with these meters because of the 
fees.  Each meter is estimated to represent a cost of approximately $900 to $1,100 installed, depending 
upon options.  Preferred manufacturers include IPS Group, Inc. and Duncan Solutions. 
 
Multi‐Space Meters 

Multi‐space meters  are  similar  to  standard  parking meters  but  provide  single‐point 
control for a larger number of spaces. They can be configured to be Pay‐by‐Space, Pay‐
and‐Display, or Pay‐by‐License Plate Number and work best with flat rates. These units 
also provide the capability to pay by cell phone. With pay‐by‐space and pay‐by‐license 
plate,  patrons  note  the  parking  space  or  their  license  plate  number,  proceed  to  the 
multi‐space meter, insert the appropriate fee and key the parking space or license plate 
number  into  the machine. With pay‐and‐display, patrons proceed  to  the meter,  insert 
the appropriate fee and are  issued a parking ticket to display on their dashboard. Pay‐
by‐space and pay‐by‐license plate are more convenient for users and easier to enforce.   
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The advantages of multi‐space meters include: 

 Multiple payment options including coins, bills, credit cards and smart cards. 
 A high level of security for owners/operators. 
 More affordable equipment compared to gated options.  
 Reduced maintenance and collection costs compared to single‐space meters. 
 Audit control and real‐time reporting and alarming.  

 
The principal disadvantages of multiple‐space meters include: 

 Confusion among users who are unfamiliar with this form of revenue control. 
 Signage  is required  to provide patrons with  the  information needed  to  locate and use 

multi‐space meters. 
 Parking spaces must be numbered with pay‐by‐space. 
 Users may forget their license plate number in the process of paying for parking. 
 Pay‐and display requires users to walk from the meter back to their vehicles to display a 

receipt. 
 Gated systems tend to generate more revenue.  
 Wireless communication and credit card processing fees to be incurred. 
 Wireless communication service interruptions could delay credit card processing. 

 
A  multi‐space  meter  (hardware  and  software)  is  estimated  to  cost  $11,000  to  $15,000  per  meter 
installed,  depending  upon  type  of meter  and  features.  Preferred manufacturers  include  T2  Systems 
(formally Digital Payment Technologies), Cale and Parkeon.  

Pay‐ by‐Phone 

Paying by cell phone represents a convenient service for some customers paying for parking at meters 
and should not be considered as an alternative to parking meters. Instead of paying the fee directly to a 
multi‐space meter,  the  customer  calls  a phone number using  their  cell phone  and  enters  the  space, 
meter or  license plate number,  the parking  fee  is billed  to  an  associated  credit  card,  and  the meter 
report  indicates the parking fee has been paid. This represents a convenient way for customers to pay 
for  parking  that  eliminates  some  of  the  disadvantages  of  multi‐space  meter  technology,  such  as 
returning to meters to pay for more time, meter malfunctions, and displaying receipts.   
 
The City of Thornton would contract with a pay‐by‐phone service provider and it would be made clear to 
customers at the meters that  it  is possible to pay for parking by cell phone by downloading an app or 
calling  a  toll  free  number.  Customers  can  pre‐register  and  have  an  account  with  a  pay‐by‐phone 
company or simply call the company and pay for parking with a credit card number.  The customer could 
contact the pay‐by‐phone provider when initiating parking and again when leaving and the appropriate 
amount would be charged to their credit card. Alternatively, a customer could contact the pay‐by‐phone 
provider and pay for a predetermined amount of time at the meter when initiating parking. Customers 
would also be able to add on additional time remotely to extend their parking session. There is no cost 
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to establish or maintain this service. Preferred providers include ParkMobile, PaybyPhone and Passport. 
 
License Plate Recognition 

An  alternative  to  paid  parking  that  deserves 
consideration  is  increased enforcement with  the 
use  of  License  Plate  Recognition  (LPR) 
technology.   With  this  type  of  system  cameras 
are  mounted  to  a  vehicle  that  automatically 
reads license plates as the vehicle travels around 
at  approximately  15  mph.  The  license  plate  is 
then compared to an onboard database of license plates to determine if it is in violation. The system is 
particularly effective  in detecting overtime parking and shuffling. With this type of system,  it would no 
longer be necessary  for  the enforcement officer  to manually chalk  tires, and  the system  is over  three 
times  faster  than  chalking  tires. With no  chalking, downtown parkers will not  know whether parking 
enforcement has marked their vehicle or not. 
 
At 15 mph a LPR system has the theoretical ability to read up to 1,800 license plates an hour. However, 
actual  read  rates per hour will be  less  than  the  reported  read  rate and will vary depending upon  the 
route traveled, the number of stop signs and traffic lights, the time of day and pedestrian/vehicle traffic 
volumes, weather  conditions,  road  conditions,  etc.    Also  significantly  impacting  the  read  rate  is  the 
number of times the vehicle stops so the enforcement officer can issue a parking citation.  Heavy snow is 
also known to limit the effectiveness of LPR.  The cost of equipping one vehicle with the mobile system 
(hardware and software)  is  in  the  range of $50,000  to $65,000, exclusive of  the enforcement vehicle.  
The  return  on  investment  with  this  type  of  system,  because  of  its  efficiency  and  ability  to  detect 
overtime  parking  violations,  is  rapid.  Preferred  vendors  are  Genetec  (AutoVu)  and  Tannery  Creek 
Systems (autoChalk).  
 
FUTURE OFF‐STREET PARKING TECHNOLOGIES 

The on‐street  technologies previously discussed are also applicable  to off‐street parking. The Regional 
Transportation District  (RTD) charges a  fee for parking at approximately 50% of their 80 park‐and‐ride 
locations in the Denver metro area. If the transit rider lives in‐district, they can park for free for the first 
24 hours and for $2.00 per day for each additional 24‐hour period. If the transit rider resides outside of 
the RTD district, they are required to pay $4.00 per day for each day they are parked. Payment is made 
to multi‐space meters and transit riders input their license plate number. RTD also has an option to pay‐ 
by‐phone with ParkMobile. RTD offers  a  limited number of permits  for  reserved parking  for $42 per 
month on a first‐come, first‐served basis.   The spaces are reserved until 10:00 AM Monday‐Friday. The 
lots with pay parking are enforced with License Plate Recognition (LPR) technology. It has been reported 
that the introduction of pay parking in 2008 had no discernible impact on parking utilization or ridership. 
RTD has a progressive fine structure for parking violations as follows: 
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First violation:  Warning 
Second violation:  $20 
Third violation  $50 
Fourth violation  $100 
Fifth violation  $100 plus boot or tow           
 
With single‐space meters, multi‐space meters and LPR enforcement there would be no parking barrier 
gates  to  control access  to a parking  lot or garage.   However, gated  facilities generally produce more 
revenue  than  non‐gated  facilities  because  there  is minimal  revenue  leakage.  Gated  systems  to  be 
considered  in the future include Pay‐on‐Foot (POF), Pay‐in‐Lane (PIL), Proximity Technology, Automatic 
Vehicle Identification (AVI) and an Integrated Parking Management System. 
 
Pay‐on‐Foot (POF) 

With this system hourly and daily customers would obtain a parking ticket from 
a ticket dispenser as they enter the garage. They would take the parking ticket 
with  them  and  insert  it  into  a  centrally  located  cashiering  station  that 
calculates the parking fee before returning to their vehicle to leave the garage. 
These systems typically accept cash, credit cards, debit cards, and validations, 
and  can  return  change  when  appropriate.  The  patron  would  then  pay  the 
parking fee based on the length of stay and the machine issues a ticket to exit 
the  parking  facility.  The  patron  inserts  the  issued  ticket  into  a  lag‐time  exit 
verifier  and  the  parking  barrier  gate  opens  if  the  fee  has  been  paid.  This 
method of operation has a service rate of approximately 360 vehicles per hour 
(vph) at the vehicle exit when patrons pay in advance of exiting. These systems 
are generally  recommended  for parking  facilities with high  levels of  transient 
parking activity, high parking rates, and significant revenue production because 
the equipment is very expensive.     
 
The primary advantages to this system include: 

 A  high  service  rate  (360  vph when  patrons  pay  in  advance  of  exiting)  compared  to  exit 
cashiering (145 vph) and pay‐in‐lane machines (60 to 80 vph). 

 Less labor intensive than exit cashiering with attendants. 
 No enforcement requirements.  
 Short‐term parkers could pay a variable rate based on the length of stay. 
 Gated facilities generally produce more revenue than non‐gated facilities. 
 High level of revenue control and efficient auditing system.    
     

Disadvantages of this system include: 

 The purchase of very expensive cashiering machines and other equipment. 
 Relatively new technology that is not well understood by patrons. 
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 Not as customer‐friendly as exit cashiering with an attendant. 
 Does not guarantee the presence of people to manually operate equipment in the event of 

a malfunction. 
 Extensive signage is required informing patrons to take their parking tickets with them and 

to pay for parking in advance of vehicle retrieval. 
 Without a pay‐in‐lane option at the exit, escape lanes are required for those who do not pay 

in advance of vehicle retrieval.    (An escape  lane allows a vehicle at the exit to turnaround 
and park again in the facility to pay for parking.)  

 Pay‐in‐lane has a very slow service rate  (approximately 60  to 80 vehicles per hour), which 
can cause traffic backups if a large number of patrons are paying when they are exiting. 

 
POF  systems  are widely  used  and  accepted  in  Europe  and  are  becoming more  commonplace  in  the 
United States, particularly in larger cities and at airports. Many are turning to this technology to reduce 
labor costs and  to speed up  the exiting process. The key  to  the success of a POF system  is  to get  the 
parking patron to take their ticket with them. This message can be conveyed with signage and audibly at 
the ticket dispenser. It is also important to locate pay stations in prominent locations that are preferably 
along pedestrian paths. A POF system should be coupled with Pay‐in‐Lane  (PIL) and cost estimates for 
both are below in the PIL section. 
 
Pay‐in‐Lane (PIL) 

With a PIL system, a patron is issued a ticket from a ticket dispenser upon entry. When exiting, the ticket 
is fed by the patron into a machine at the exit lane that calculates the amount owed. The customer then 
pays with cash, credit card, debit card or validation. Once payment  is received the exit gate opens and 
the patron is allowed to exit.   
 
Advantages of this system include: 

 Less labor intensive than exit cashiering with attendants. 
 No enforcement requirements.  
 Short‐term patrons could pay a variable rate based on the length of stay. 
 Gated facilities generally produce more revenue than non‐gated facilities. 
 High level of revenue control and efficient auditing system.    

 
Disadvantages of this system include: 

 A very slow service rate (60 to 80 vehicles per hour), which can cause traffic backups. 
 Relatively new technology that is not well understood by many patrons. 
 Not as customer‐friendly as exit cashiering with attendants. 
 Does not guarantee the presence of people to manually operate equipment. 
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The  primary  advantages  of  POF  and  PIL  is  the  presence  of  parking  barrier  gates  and  no  need  for 
enforcement  and no  revenue  leakage.  The primary disadvantage  is  the  cost of  the  equipment.    POF 
stations are $40,000 to $75,000 and the in‐lane equipment is approximately $40,000 to 50,000 per lane 
installed. Other disadvantages are confusion among users, extensive signage requirements and potential 
traffic backups at exit lanes if users pay upon exiting instead of at the POF stations.   
 
Proximity Technology 

With proximity cards and readers it is necessary to roll down a window and hold (or swipe) the key card 
near  the reader  to activate a barrier gate. Proximity  technology has a service rate of 600 vehicles per 
hour. It would be recommended to have card readers at both the entry and exit lanes so anti‐pass back 
measures are  in place. Anti‐pass back prevents the  fraudulent use of parking key cards. The holder of 
the key card  is required to both enter and exit a parking  facility before the card can be used again to 
enter the parking facility. So if a person uses a card to enter the parking facility they cannot give the card 
to  another  person  to  use  to  enter  the  facility  if  they  have  not  exited  the  facility.  The  cost  for  the 
equipment (reader, barrier gate, intercom, counters, loop detectors, etc.), software and infrastructure is 
approximately $12,000 per lane. Proximity cards cost approximately $2.00 each.  
 
Automatic Vehicle Identification (AVI) 

With  AVI,  electronic  sensors  and  antennae  detect  a  transponder  located  in  the  approaching  vehicle 
(usually  attached  to  the windshield)  and  the  parking  barrier  gate  automatically  opens.  Because  AVI 
technology  is hands  free  it has a  service  rate of 800  vehicles per hour. AVI  is preferred  to proximity 
technology  if  the  parking  control  equipment  is  located  where  there  is more  than  a  3%  slope,  if  a 
concrete  island on the driver’s side for parking control equipment  is  impractical, and  if there  is  limited 
space available  to place parking control equipment. The primary disadvantages of AVI have been  the 
high  cost  of  transponders  and  the  inability  to  transfer  transponders  to  another  vehicle.  These 
disadvantages have been  largely  eliminated with  the development of  sticker  tags  and hangtags with 
RFID chips that are battery free, lower cost, easily installed and can be transferred from one vehicle to 
another.  Preferred vendors are Tag Master and TransCore. The cost for the equipment and software is 
approximately  $17,000  per  lane. AVI  sticker  tags  cost  approximately  $12.00  each,  although  they  are 
often discounted with the purchase of a large number of tags. 
 
Integrated Parking Management System 

Today many municipalities, universities, airports and others have an  integrated parking management 
system  for parking access and  revenue  control, permits, enforcement and  special event parking. The 
recommended company  for an  integrated parking management  system  is T2 Systems,  Inc. They have 
developed T2 Flex™, which is an open‐architecture and browser‐based system that provides centralized 
management, reporting and operation of all subsystems from a single, unified system. T2 Flex has five 
modules, including: 
 
 Parking Enforcement 
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 Permits 
 Access Control 
 Revenue Control 
 Event Parking 

 
T2  Systems  has  established  partnerships with many  third  party  application  providers  including  Cale, 
Parkeon, Casio Business Solutions, Genetec, Tannery Creek, ParkMobile and PaybyPhone, among others. 
 
 
 
 
 
 
 
 
 



 
7900 E UNION AVE, #925, DENVER, CO 80237                         www.DESMAN.com                          PHONE  303.740.1700    FAX  303.740.1703 

BOSTON        CHICAGO        CLEVELAND        DENVER        FT. LAUDERDALE        HARTFORD        NEW YORK        PITTSBURGH        WASHINGTON DC 

ARCHITECTS
STRUCTURAL ENGINEERS 

PLANNERS 
PARKING CONSULTANTS 

RESTORATION ENGINEERS 
GREEN PARKING CONSULTING

 
EASTLAKE COMMUNITY MEETINGS COMMENTS 
Thursday, April 28, 2016 and Monday, August 22, 2016 
 
Not Enough Parking/Overflow Parking in Neighborhood 

1. I am very  concerned about  the parking plan  for  this project. Specifically making  sure  there  is 
adequate parking for this. I don’t think the plan has enough parking spaces for the RTD “end of 
the line” station that will be there. 
 

2. I live on 3rd and Birch. I am worried about parking. What do I do when friends are over and how 
do I deter people using station parking in front of my house. 
 

3. We don’t want people parking in front of our houses to walk to the train. Fix it before it 
becomes a problem!!! 
 

4. I think parking is too small/limited. Consider: 
 
a. This is the end of the train line. Everyone north will want to park at Eastlake to take the train 

south. 
b. The new Claude Ct. needs to be built farther west so additional parking can be built and the 

pedestrians will not have to cross Claude Ct. to get to the platform. 
c. There is no way to control/stop cars from parking on residential streets in Eastlake and also 

Bill Wall home areas. 
d. Why put in a train commuter line and then make it very hard to use because a parking space 

is not available for the cars? 
e. What a waste of money for all the train lines just to marginalize it because enough parking is 

available. 
f. Keep  the  cars  out  of  the  residential  streets  by  providing  adequate  parking west  of  the 

platform. 
 

5. You need to be planning more parking areas! 400 is not enough! 
 

6. That small parcel west of the platform will not handle all the cars, looking ahead. And why park 
there when they can avoid traffic in and out of the lot and park in residential east. And not just 
in the  form of Eastlake but  further  into Bill Wall homes. The  land west of the track  is open.  If 
Adams County owns it, buy it ‐ eminent domain ‐ clear over to the school bus building would not 
affect residences. It’s going to go commercial, bring  in more people/more cars and no place to 
park them. 
 

Traffic/Overflow Lot 

1. Keep 124th as a collector street, as  little traffic as possible. Don’t have overflow parking empty 
onto 124th! 
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2. Keep 124th Ave. as a collector street. Overflow traffic needs to be monitored as not to spill into 
the neighborhoods. 

 
3. Concerned about traffic on 124th, also Claude from 120th. Adequate commuter parking so they 

aren’t parking on our residential streets. 
 

4. No parking lot at 2nd Street. 
 

5. No right turns from overflow parking lot. 
 
6. NO parking at the end of Second as told by your consultant who did a walkthrough of Eastlake. 

 
7. Additional stop signs 2nd and Lake and Lake and 1st. 

 
8. 124th Avenue ‐ Need to address to keep traffic down  in speed. Trees also need to be trimmed. 

(8/22) 
 

9. Please work to keep traffic on 124th to what it is now or less. We do not want increased traffic 
on  124th.  Safety  of  the  elementary  kids  going  to  Stellar  needs  to  be  considered  also.  Thank 
you!!! (8/22) 
 

Alley Parking 

1. I know by city  law there  is supposed to be No Parking in the alleyways! However, the reality  is 
that people don’t know that, and it is not enforced by the Thornton police department. I would 
love to see some form of no parking signage to make it clear that the alleyways are for loading 
and emergency access only! I have raised this  issue with the city before with no progress! I do 
believe  that  parking  is  going  to  be  a  problem.  I  hope  there  is  a  plan  to  keep  RTD  overflow 
parking somewhere besides in front of my House. 
 

Other 

1. Trees and benches in parking lots as recommended by your consultant. 
 

2. York and 124th NW corner tree needs to be trimmed, sight distance issue. (8/22) 
 
3. Plow snow away from curb at business. (8/22) 
 
4. Any thoughts on a shuttle between Wagon Road parking and Eastlake parking during high light 

rail times? (8/22) 
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TEMPE STANDARD SHARED PARKING MODEL 
 
Tempe’s “Standard Shared Parking Model” can be used as a basis for predicting the 
Parking Demand for a particular mix of uses on a site. The model assumes that every 
separate use will actually need the full amount of parking that is called for by the ratios 
in the Ordinance at some point (called the “peak” period for the use) during the day. For 
example, in the real world, some uses (like nightclubs) peak in the evening; others (like 
offices) peak in the morning or afternoon. Where different uses need parking at different 
times of the day, there is an opportunity for them to share parking. This means that the 
total number of stalls needed to serve a “mixed use” site (the Parking Demand) may be 
significantly less than the number of stalls that would have to be built if each of the uses 
had to provide parking on its own (the Parking Required by this Code). 
 
The Standard Shared Parking Model is a tool for estimating the Parking Demand of a 
specific mix of uses. It is called “standard” because each of the demand curves 
represents the parking needed for an average, typical use, based on studies and 
observations collected by staff over a number of years.  The “curves” are represented 
below as a table showing the percent of the Code requirement for such uses, by hour of 
day. 
 
These curves can be adapted to fit the specific needs of a major tenant on the site. The 
advantage of doing this is that the mode will be more accurate in predicting that tenant’s 
share of the parking throughout the day. The disadvantage is that the model will be 
unique, and may not work as well if that tenant is replaced by an average, typical user in 
the future. In addition to changing the curves, one might also consider the impact of 
transit availability (reliable mass transit serving the site), trip reduction programs (van 
and carpooling, etc.) and captive market effects (where users serve patrons who are 
already on site), as well as any users who might need more parking than the Code 
ratios require. Any modifications to the standard model should be based on a 
“professional parking analysis and management study”, as described in a companion 
information sheet available from the Development Services Department. 
 
Enclosed:  Instructions on how to apply model. 
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PARKING ANALYSIS AND MANAGEMENT STUDY 
 
Section 4-604 of Tempe’s Zoning & Development Code refers to submittal of a 
professional Parking Analysis and Management Study where applicant is basing his 
parking on the predicted demand, rather than on the amount required by Code. To 
assist in the process, staff has prepared a more detailed description of the elements in 
such a Study, in a format that could be adapted as needed for each site: 
 
“professional”: The study should be stamped by a Professional Engineer who 

is registered in the State of Arizona and who has extensive 
experience with traffic and parking issues in private 
development. The consultant’s qualifications should be briefly 
described in the study. 
 

“analysis”: A review of the existing and proposed parking conditions on 
the site, including: 
 
(a) A brief history of the phases of site development, with 

details of City approvals of variances, use permits, etc. 
 
(b)  An overview of any parking problems that currently exist 

on the site, based on personal interviews with tenants, 
managers and owners, and on direct observations and 
counts by the consultant. 

 
(c)  A comparison of the parking required by Code with the 

parking provided, both for current and proposed uses on 
the site. 

 
(d)  An estimate of the parking demand for the site, along with 

the methodology (tables, graphs, assumptions, etc.) 
supporting that estimate. 

 
(e)  A discussion of the probable scenarios and problems that 

will need to be addressed if the parking is provided in 
relation to demand, as proposed. 

 
(f) Any special conditions to protect the public interest 

recommended by the consultant if the project is approved 
as proposed. 

 
“management” A summary of all implementation strategies needed to deal 

with the anticipated problems mentioned in (e) above, 
promoting any or all of the following, for example: 
 
(1)  Ride sharing (incentives for carpools, vanpooling, set up 

programs to encourage high occupancy vehicles through 
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specific incentives and policies, etc.). 
 
(2)  Transit use (utilize flexible subsidies and fringe benefits, 

locate transit stops strategically, etc. 
 
(3)  Alternative styles of transportation (encourage bicycles, 

motorcycles, walking, consider market rates for 
employee parking, promote off-peak trips, etc. 

 
(4)  Convenient pedestrian circulation on-site (quality design 

of walkways, consider trams, create parking zones, 
cluster uses sharing customers, etc. 

 
(5)  Efficient use of parking (supply a mix of short-term and 

long-term parking, cluster uses sharing parking minimize 
reserved spaces, consider permits, etc.). 

 
(6) Effective management (assign administrative responsibility 

for program to one person, section or company, achieve 
consistency in policy and enforcement, undertake 
periodic monitoring, file update reports with City, review 
impact of new tenants, etc.). 

 
  
 
To use the model, take the following steps: 
 

1. Verify that all uses on site have equal access to all parking spaces on site, that 
there are cross access easements across all property lines, and that there are no 
legal impediments to sharing the parking. 

2. List all uses on the site. 
3. Parking Required: Calculate the parking required for each use according to the 

ratios in the Code. 
4. Adjust for transit, trip reduction, captive market or surplus need effects; if you 

change the model, state your assumptions clearly. 
5. Group the uses according to the categories in Table I. 
6. Add up the total number of spaces required for each group. 
7. Multiply that number times the percent shown in the Tables (“80” means 80% or 

.8 of the Code requirement) for each hour for each group. 
8. Add up the total number of spaces needed by hour of day. 
9. Parking Demand: Find the maximum number of spaces needed by hour of day: 

this will represent the minimum number of spaces that the particular mix will 
actually need. 

10. Parking Provided:  Add between 5% (for larger sites with stable Demand 
throughout the year) and 10% (for small sites with a Demand that fluctuates 
throughout the year) to the Parking Demand to get a realistic estimate of the 
amount of parking you should provide for this mix of uses. 
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SHARED PARKING:  MONDAY THROUGH FRIDAY  

TYPE OF USE 7 
AM 

8 
AM 

9 
AM 

10 
AM 

11 
AM 

12 
PM 

1 
PM 

2 
PM 

3 
PM 

4 
PM 

5 
PM 

6 
PM 

7 
PM 

8 
PM 

9 
PM 

10 
PM 

11 
PM 

12 
AM 

ATHLETIC                   
   health club/spa 45 35 45 50 45 45 45 40 40 70 100 100 85 75 20 15 5 0 
   team sports/court 45 35 45 50 45 45 45 40 40 70 100 100 85 75 20 15 5 0 
   kid playland 0 0 0 40 50 70 80 80 50 60 80 90 100 100 40 5 2 0 
AUTO SALES/SERVICE 20 63 93 100 100 90 90 97 93 77 47 23 7 7 3 3 0 0 
BANK 20 63 93 100 100 90 90 97 93 77 47 23 7 7 3 3 0 0 
BAR 0 0 2 10 10 20 20 10 15 25 40 50 70 90 100 100 100 100
BOWLING ALLEY 0 0 15 20 20 25 30 35 40 40 50 100 100 100 70 40 10 5 
CAR WASH 20 63 93 100 100 90 90 97 93 77 47 23 7 7 3 3 0 0 
CONFERENCE 0 50 100 100 100 100 100 100 100 100 100 100 100 100 100 50 0 0 
CONVENIENCE/GAS 80 100 100 50 40 50 40 40 50 60 100 100 90 80 80 70 50 20 
DAY CARE 60 100 80 30 30 50 25 25 25 80 95 25 10 0 0 0 0 0 
GOLF                   
   course 100 100 95 90 90 85 90 95 95 95 95 80 60 5 5 2 2 0 
   driving range 40 90 100 95 50 100 60 50 50 40 70 90 90 80 40 10 2 0 
   mini-golf 0 0 10 10 20 30 30 25 20 25 25 40 60 100 100 80 30 2 
HOSPITAL                   
   patients/visits 0 0 50 100 90 50 30 30 30 30 40 80 100 100 60 20 10 10 
   doctors/shift 100 100 70 60 70 70 60 60 60 80 80 50 50 40 30 25 20 20 
   emp/shift 60 80 90 100 100 100 100 100 100 90 80 80 60 50 40 30 25 25 
HOTEL/MOTEL 85 65 55 45 35 30 30 35 35 45 60 70 75 90 95 100 100 100
LODGE/CLUB 0 0 2 10 10 20 20 10 15 25 40 50 70 90 100 100 100 100
MANUFACTURING 75 85 100 100 90 80 85 95 95 95 50 25 10 10 5 5 2 2 
MORTUARY  0 0 5 5 2 1 2 5 2 2 1 1 10 20 20 10 0 0 
MUSEUM 8 18 42 68 87 97 100 97 95 87 79 82 89 87 61 32 13 0 
OFFICE                   
   medical clinic 10 60 100 100 100 80 100 100 100 100 80 10 5 0 0 0 0 0 
   general 20 63 93 100 100 90 90 97 93 77 47 23 7 7 3 3 0 0 
   call center 20 60 100 100 100 100 100 100 100 100 100 100 100 100 100 90 50 30 
POOL/BILLIARDS 0 0 5 15 25 30 25 25 25 25 30 40 60 100 100 100 50 20 
RESTAURANT                   
   general 2 5 10 20 30 50 70 60 60 50 70 90 100 100 100 90 70 50 
   drive-thru 30 40 10 20 30 70 70 40 30 35 70 100 100 70 40 30 10 5 
   take-out 0 5 10 20 80 90 100 50 25 30 60 65 70 65 30 15 5 0 
RESIDENTIAL                   
   bed & breakfast 100 100 50 20 10 10 10 10 15 25 50 60 80 90 100 100 100 100
   nursing home 20 60 100 100 100 100 100 100 100 100 100 50 20 20 20 20 20 20 
   single family 87 79 73 68 59 60 59 60 61 66 77 85 94 96 98 99 100 100
   elderly apts. 100 90 85 80 70 70 70 70 70 75 85 90 95 95 100 100 100 100
   apartments 87 79 73 68 59 60 59 60 61 66 77 85 94 96 98 99 100 100
   fraternity/sorority 87 79 73 68 59 60 59 60 61 66 77 85 94 96 98 99 100 100
RETAIL 8 18 42 68 87 97 100 97 95 87 79 82 89 87 61 32 13 0 
SCHOOL                    
   elementary / jr. high 25 80 100 100 100 80 75 95 95 85 70 25 15 10 5 5 2 2 
   high school / college 50 100 100 100 95 70 95 95 85 35 50 20 70 80 80 50 30 15 
STADIUM/ARENA 0 0 0 0 0 0 0 0 0 2 5 20 100 100 100 100 50 1 
THEATER                   
   movie 0 0 0 0 0 30 70 70 70 70 70 60 90 100 100 100 80 70 
   live performance 0 0 2 5 5 5 60 70 70 70 5 5 90 100 100 100 2 0 
VIDEO ARCADE 0 0 10 10 15 40 30 10 10 40 60 80 100 100 100 50 20 10 
WAREHOUSE/R&D 75 85 100 100 90 80 85 95 95 95 50 25 10 5 2 0 0 0 
WORSHIP, PLACE OF 0 0 5 5 2 1 2 5 2 2 1 1 10 20 20 10 0 0 
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SHARED PARKING:  SATURDAY THROUGH SUNDAY   

TYPE OF USE 7 
AM 

8 
AM 

9 
AM 

10 
AM 

11 
AM 

12 
PM 

1 
PM 

2 
PM 

3 
PM 

4 
PM 

5 
PM 

6 
PM 

7 
PM 

8 
PM 

9 
PM 

10 
PM 

11 
PM 

12 
AM 

ATHLETIC                   
   health club/spa 5 20 45 60 55 40 40 35 35 50 45 35 25 20 15 5 0 0 
   team sports/court 5 20 45 60 55 40 40 35 35 50 45 35 25 20 15 5 0 0 
   kid playland 0 0 0 10 10 40 40 20 20 30 60 90 100 100 40 5 2 0 
AUTO SALES/SERVICE 7 20 25 25 35 35 30 20 15 15 5 2 2 0 0 0 0 0 
BANK 7 20 25 25 35 35 30 20 15 15 5 2 2 0 0 0 0 0 
BAR 0 0 2 5 5 10 20 10 15 25 40 50 70 90 100 100 100 100 
BOWLING ALLEY 0 0 40 40 40 30 20 25 30 30 20 20 50 80 90 80 40 10 
CAR WASH 7 20 25 25 35 35 30 20 15 15 5 2 2 0 0 0 0 0 
CONFERENCE 0 30 50 50 50 50 50 50 50 50 20 0 0 0 0 0 0 0 
CONVENIENCE/GAS 10 10 15 20 30 50 50 50 40 50 60 60 60 70 60 30 20 10 
DAY CARE 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 
GOLF                   
   course 100 100 95 90 90 85 90 95 95 95 95 80 60 5 5 2 2 0 
   driving range 40 90 100 95 50 100 60 50 50 40 70 90 90 80 40 10 2 0 
   mini-golf 0 0 10 10 20 30 30 25 20 25 25 40 60 100 100 80 30 2 
HOSPITAL                   
   patients/visits 0 0 50 100 90 50 30 30 30 30 40 80 100 100 60 20 10 10 
   doctors/shift 100 100 70 60 70 70 60 60 60 80 80 50 50 40 30 25 20 20 
   emp/shift 60 80 90 100 100 100 100 100 100 90 80 80 60 50 40 30 25 25 
HOTEL/MOTEL 70 60 50 40 35 30 30 35 40 50 60 70 80 90 95 100 100 100 
LODGE/CLUB 0 0 2 5 5 10 20 10 15 25 40 50 70 90 100 100 100 100 
MANUFACTURING 5 25 50 50 45 40 40 35 30 25 20 10 5 2 0 0 0 0 
MORTUARY 10 30 90 100 100 50 20 10 5 5 5 30 40 40 20 10 2 0 
MUSEUM 3 10 30 45 73 85 95 100 100 90 75 65 60 55 40 38 13 0 
OFFICE                   
   medical clinic 0 20 80 90 90 60 20 10 10 10 50 0 0 0 0 0 0 0 
   general 7 20 25 25 35 35 30 20 15 15 5 2 2 0 0 0 0 0 
   call center 20 20 30 30 40 40 50 50 50 50 40 30 10 10 5 5 5 5 
POOL/BILLIARDS 0 0 5 10 15 20 20 25 25 35 40 50 60 100 100 100 50 20 
RESTAURANT                   
   general 2 3 6 8 10 30 45 45 45 45 60 90 95 100 100 95 85 70 
   drive-thru 2 3 6 8 10 30 45 45 45 45 60 90 95 100 100 95 85 70 
   take-out 2 3 6 8 10 30 45 45 45 45 60 90 95 100 100 95 85 70 
RESIDENTIAL                   
   bed & breakfast 100 100 50 20 10 10 10 10 15 25 50 60 80 90 100 100 100 100 
   nursing home 20 25 50 50 50 50 50 50 50 50 50 30 20 20 20 20 20 20 
   single family 95 88 81 74 71 71 70 71 73 75 81 85 87 92 95 96 98 100 
   elderly apts. 100 90 85 80 70 70 70 70 70 75 85 90 95 95 100 100 100 100 
   apartments 95 88 81 74 71 71 70 71 73 75 81 85 87 92 95 96 98 100 
   fraternity/sorority 95 88 81 74 71 71 70 71 73 75 81 85 87 92 95 96 98 100 
RETAIL 3 10 30 45 73 85 95 100 100 90 75 65 60 55 40 38 13 0 
SCHOOL                    
   elementary / jr. high 2 5 10 15 10 10 15 10 10 5 2 2 0 0 0 0 0 0 
   high school / college 0 5 40 40 20 10 30 30 30 20 10 5 5 5 2 0 0 0 
STADIUM/ARENA 0 0 0 0 2 50 100 100 100 100 5 20 100 100 100 100 50 1 
THEATER                   
   movie 0 0 0 0 0 30 70 70 70 70 70 80 90 100 100 100 80 70 
   live performance 0 0 2 5 5 5 60 100 100 100 5 5 90 100 100 100 2 0 
VIDEO ARCADE 0 0 20 30 40 60 70 70 90 90 100 100 100 100 100 90 50 10 
WAREHOUSE/R&D 5 25 50 50 45 40 40 35 30 25 20 10 0 0 0 0 0 0 
WORSHIP, PLACE OF 10 30 90 100 100 50 20 10 5 5 5 30 40 40 20 10 2 0 
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INTRODUCTION 

Phase 1 of the Eastlake Parking Management Study identifies, recommends and determines the cost of 
management  strategies  at  and  near  the  124th  Avenue/Eastlake  Avenue  Station  (Eastlake  Station)  to 
meet the parking needs of commuters, nearby businesses and Old Town Eastlake and Eastlake Estates 
residents. New development near the Eastlake Station in Old Town Eastlake will also require additional 
parking. An important component of the study is to determine Old Town Eastlake parking needs for the 
preferred  infill  development  identified  in  the  Eastlake  Subarea  Plan.  In  conjunction  with  Design 
Workshop we have determined future parking needs and identified the recommended locations of the 
parking improvements required to meet these needs in this Phase 2 report. 
 
PUBLIC INPUT 

Public  meetings  were  held  and  input  received  on  the  content  included  in  this  Phase  2  report  in 
conjunction with the Eastlake Subarea Plan public meetings and input.  
 
FUTURE PARKING DEMAND 

The  estimated  future  parking  demand  in  Old  Town  Eastlake  is  based  on  the  following  build  out 
commercial outlook developed by Design Workshop as part of the 2016 Eastlake Subarea Plan: 
 

 44,073 square feet of office space 
 13,128 square feet of retail space 
 39,384 square feet of restaurant space 
 40 residential units (1,800 square feet each in mixed‐use areas only) 

 
Table  1  below  indicates  the  base  parking  demand  for  Old  Town  Eastlake  using  the  City’s  parking 
requirements  for  the  office,  retail  and  restaurant  space.  If  the  individual  land  uses  are  viewed 
separately, 570 parking spaces are required to satisfy the commercial parking demand.

 

 

 

 

Table 1.
Base Commercial Parking Demand

Parking 
Land Use Quantity Parking Ratios Demand
Office 44,073 sf 1.0 space per 333 sf 132
Retail 13,128 sf 1.0 space per 300 sf 44
Restaurant 39,384 sf 1.0 space per 100 sf 394
Total: 570
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The Shared Parking Process 

The parking requirements indicated in the table above are for single, stand‐alone land uses that account 
for the maximum  level of parking demand that  is  likely  to occur. Parking demand  for downtowns and 
mixed‐use  developments  can  be  significantly  overstated  if  parking  is  provided  for  each  land  use  in 
accordance with base parking ratios. This occurs for three primary reasons: 

 
1. The density of  the development and  the patronization of  two or more  land uses near 

each other in a single trip. 
 

2. The  use  of  public  transportation  and  other  modes  of  transportation  (carpooling, 
walking, bicycling, etc.)  reduce  the  reliance on  the use of  the automobile, particularly 
among commuting employees. 
 

3. Variations in peak parking accumulation by time of day, day of week, and month of the 
year for the different land uses. 

 
The Shared Parking Analysis process, developed by the Urban Land Institute (ULI) in the early 1980’s, is 
today widely  accepted  among most  jurisdictions  to more  accurately balance  the parking  supply with 
parking demand  in developments with a mix of  land uses. Captive markets reduce parking demand  in 
developments with a mix of  land uses.   Captive Market, also known as “market  synergy,”  refers  to a 
reduction  in  parking  due  to  the  proximity  of  land  uses  that  allow  individuals  to  walk  between 
destinations  in  a  single  trip.  The  use  of  alternative  modes  of  transportation  such  as  public 
transportation,  carpooling,  walking,  bicycling,  etc.  should  also  be  considered  in  a  shared  parking 
analysis.  The  main  goal  of  a  shared  parking  study  is  to  provide  sufficient  parking  to  support  the 
development while minimizing the area and resources dedicated to parking. 
 
ULI’s  Shared  Parking  documents  the  peak  accumulation  of  vehicles  for  several  land  uses,  including 
office,  retail,  restaurant,  and  residential. Variations  in parking  accumulation  are provided  for  time of 
day, day of week  (weekdays  versus weekends),  and month of  the  year.  The  time‐share  approach  to 
shared parking can result in significant reductions in parking even in suburban locations. 

Captive Market and Modal Split Adjustments  

Table  2  on  the  following  page  separates  the  parking  for  the  individual  land  uses  (570  spaces)  into 
customer  (385  spaces)  and  employee  (185  spaces)  components  based  on  parking  demand  ratios 
presented  in  Shared  Parking  by  ULI.  The  non‐captive  ratio  presented  in  the  table  for  restaurant 
customers  is based on case  studies presented  in Shared Parking. As  seen  in  the  table below,  there  is 
estimated demand for 350 customer spaces and 139 employee spaces with captive market and modal 
split adjustments. These adjustments reduce the overall parking demand by 14.2%. 
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Hourly Variations in Parking Demand  

Table  3  below  indicates  hourly  variations  in  parking  accumulation  as  a  percent  of  the  peak  (100%) 
accumulation  for  the  subject  land uses  in Old Town Eastlake. The percentages  in  the  table are  taken 
from  Shared  Parking  and  are  based  on  data  collected  from  hundreds  of  mixed‐use  developments 
throughout the country.  
 

 

Table 2.
Revised Parking Demand with Captive Market and Modal Split Adjustments

Revised Revised Total
Customer Modal Customer Employee Modal Employee Revised

Land Use Parking Non‐Captive Split Parking Parking Non‐Captive Split Parking Parking
Office 11 1.00 0.95 10 121 1.00 0.75 91 101
Retail 35 1.00 0.95 33 9 1.00 0.75 7 40
Restaurant 339 0.95 0.95 306 55 1.00 0.75 41 347
TOTAL: 385 350 185 139 489

Table 3.
Hourly Variations in Parking Demand by Land Use (Weekdays)

Office Retail Restaurant
Hour Employee Visitor Customer Employee Customer Employee

6:00 AM 3% 0% 1% 10% 0% 0%
7:00 AM 30% 1% 5% 15% 0% 20%
8:00 AM 75% 20% 15% 40% 0% 50%
9:00 AM 95% 60% 30% 75% 0% 75%
10:00 AM 100% 100% 55% 85% 15% 90%
11:00 AM 100% 45% 75% 95% 40% 90%
12:00 PM 90% 15% 90% 100% 75% 90%
1:00 PM 90% 45% 100% 100% 75% 90%
2:00 PM 100% 100% 100% 100% 65% 90%
3:00 PM 100% 45% 100% 100% 40% 75%
4:00 PM 90% 15% 95% 100% 50% 75%
5:00 PM 50% 10% 85% 95% 75% 100%
6:00 PM 25% 5% 80% 95% 95% 100%
7:00 PM 10% 2% 75% 95% 100% 100%
8:00 PM 7% 1% 65% 90% 100% 100%
9:00 PM 3% 0% 50% 75% 100% 100%
10:00 PM 1% 0% 30% 40% 95% 100%
11:00 PM 0% 0% 10% 15% 75% 85%
12:00 PM 0% 0% 0% 0% 25% 35%

Source: Shared Parking, 2nd ed. (Washington, D.C.: The Urban Land Institute, 2005). 
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Conclusion and Recommended Parking Ratios 

Table  4  presents  the  hourly  distribution  of  parked  vehicles  based  on  the  adjusted  parking  demand 
presented in Table 2 and the percentages presented in Table 3. The peak hour for parking occurs at 1:00 
PM when  there  is  the  estimated  demand  for  393  parking  spaces.  The  393  parking  spaces  represent 
approximately a 31% reduction in parking from the 570 spaces presented in Table 1. 
 

 
 
This analysis  indicates that  if parking  is shared  in Old Town Eastlake, commercial parking ratios can be 
reduced  by  25%.  The  reduced  ratios will  satisfy  the  demand  for  parking  and  provide  excess  parking 
capacity  for more  efficient  operations.  Following  are  the  recommended  reduced  parking  ratios  for 

Table 4.
Parking Demand by Land Use and Hour (Weekdays)

Office Retail Restaurant
Hour Employee Visitor Customer Employee Customer Employee Total

6:00 AM 3 0 0 1 0 0 4
7:00 AM 27 0 2 1 0 8 38
8:00 AM 68 2 5 3 0 21 99
9:00 AM 86 6 10 5 0 31 138
10:00 AM 91 10 18 6 46 37 208
11:00 AM 91 5 25 7 122 37 287
12:00 PM 82 2 30 7 229 37 387
1:00 PM 82 5 33 7 229 37 393
2:00 PM 91 10 33 7 199 37 377
3:00 PM 91 5 33 7 122 31 289
4:00 PM 82 2 32 7 153 31 307
5:00 PM 46 1 28 7 229 41 352
6:00 PM 23 1 27 7 291 41 390
7:00 PM 9 0 25 7 306 41 388
8:00 PM 6 0 22 6 306 41 381
9:00 PM 3 0 17 5 306 41 372
10:00 PM 1 0 10 3 291 41 346
11:00 PM 0 0 3 1 229 35 268
12:00 PM 0 0 0 0 76 14 90

Peak Hour

Summary of Shared Parking Analysis
Base Commercial Parking Demand 570
Shared Parking Calculation 393
Parking Reduction 177
Percent Reduction ‐31%
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future office, retail and restaurant development in Old Town Eastlake: 
 

Office:  1 space/444 sf (2.25 spaces/1,000 sf) 
Retail:  1 space/400 square feet (2.5 spaces/1,000 sf) 
Restaurant:  1 space/133 square feet (7.5 spaces/1,000 sf)      

The City’s parking requirement for multiple dwellings of one space per 500 square feet of floor area, up 
to  a maximum  of  three  spaces  for  each  dwelling  unit,  plus  one  guest  space  per  five  units  is  high 
compared  to  parking  industry  standards  for  residential  parking. However,  based  on  experience with 
recent  residential developments, City officials are  suggesting using  the City’s parking  requirement  for 
the  40  future  residential  units.  This  results  in  the  demand  for  128  parking  spaces  if  the  residential 
parking is not shared. If the residential parking is shared, the number of spaces can be reduced by 25%. 
The 40 residential units in Old Town Eastlake will require 96 parking spaces if the residential parking is 
shared. 
 
FUTURE PARKING SUPPLY 

RTD and City Overflow Parking 

RTD  is  developing  a  parking  lot  with  approximately  410  spaces  next  to  the  124th  Avenue/Eastlake 
Avenue  Station  (Eastlake  Station). Claude Court has been  realigned  to accommodate  the  station and 
future RTD parking  lot. Anticipating the commuter parking demand will exceed the 410‐space capacity 
of the RTD lot, the City of Thornton is proposing the development of an overflow lot with approximately 
130 to 150 spaces south of 124th Street between First Street and York Street. The approximate location 
of these lots is shown in Figure 1. The overflow lot will be developed and paid for by RTD and owned by 
the City of Thornton, as the City owns the land. 
 
Figure 2 is a concept parking plan for the overflow parking lot with 154 spaces. The parking lot entry/exit 
is aligned with York Street and access to an existing residential driveway is maintained. The intersection 
at  York  Street  and 124th Avenue may be  a  roundabout or mini  roundabout  to  address 124th Avenue 
traffic flow at the intersections of Second Street and York Street. The parking lot could be expanded to 
the south in the future and provide an estimated 250 to 300 more parking spaces. 
 
Future City Off‐Street Parking 

Other possible locations for additional City parking are illustrated in Figure 3. The City has conceptually 
designed two parking lots located north and south of Eastlake Station and east of the railroad tracks that 
will be accessed  from First Street. These parking  lots will  combined  contain an estimated 64 parking 
spaces for Old Town Eastlake. RTD parking will most likely be prohibited in the two parking lots, which 
are depicted by the two solid rectangles west of First Street. The previously discussed City overflow lot is 
depicted on the plan as well.  
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Future City On‐Street Parking Opportunities 

It would also be possible to provide additional on‐street parking on York Street between 124th Avenue 
and 128th Avenue within the existing right‐of‐way. The parking could be diagonal parking on one side of 
the street or parallel parking on both sides of the street. It is estimated that 55 to 85 on‐street parking 
spaces could be added on York Street, as indicated in Figures 4 and 5. The curbs on York Street should 
be extended as much as possible to address sight distance  issues, define  the parking, and mitigate an 
ongoing speeding problem on York Street between 124th Avenue and Birch Street. 
 
It may also be possible to add an estimated 75 to 85 diagonal spaces on the east side of First Street  in 
the  future  if/when  the  area  is  redeveloped.  Similarly, diagonal  parking  could be  added  to  the  alleys 
behind commercial properties on Lake Avenue if/when the area is redeveloped.  It is estimated that 55 
to 65 parking spaces could be added in the alleys. The First Street and alley parking plans are shown in 
Figures 6 and 7. 
 
FUTURE PARKING REGULATIONS 

Options to dissuade commuters from parking in Old Town Eastlake and Eastlake Estates were previously 
presented to City Council (refer to the Eastlake Parking Management Study – Final Phase I Report). City 
Council  favors posting “No RTD Parking” signs  in both neighborhoods. The signs will be posted at on‐
street  locations throughout Old Town Eastlake and at the neighborhood entrances  in Eastlake Estates. 
These  recommendations  are  also  applicable  to  other  commercial  and  residential  areas  in  Thornton 
located near transit stations. 
 
It is recommended that the City to have a noticeable and consistent enforcement presence in the area 
the  first  few weeks  after  the  station  opens.  It  is  anticipated  that  limited  enforcement with  existing 
personnel should be adequate for most of the commuters to comply with the new parking regulations 
after the first few weeks. That said, it will likely be necessary to hire a Parking Enforcement Officer (PEO) 
to  enforce  parking  regulations  sometime  in  the  future  as  the  area  redevelops.  Other measures  to 
regulate the on‐street parking in Old Town Eastlake could be considered as the area evolves, including a 
Residential Parking Permit (RPP) program and parking meters. 
 
SUMMARY OF FUTURE PARKING 

Following is a summary of the additional parking to be added or possibly added in Old Town Eastlake in 
the future: 
 
Future RTD Lot        410 spaces 
Future City Overflow Lot    130‐150 spaces 
Future City Lots on First Street    64 spaces 
Possible York Street      55‐85 spaces 
Possible First Street (if redeveloped)  75‐85 spaces 



City of Thornton 
Eastlake Parking Management Study 

Final Phase 2 Report – Future Parking Demand and Supply 
 

Page 7 

Possible Alleys (if redeveloped)    55‐65 spaces 
 

Total RTD Parking    410 spaces 
Total Possible City Parking  379‐449 spaces 

 
CONCLUSION 

The possible City parking will essentially meet or exceed the estimated commercial parking demand for 
393 parking  spaces over  the next several years  in Old Town Eastlake. The  future parking  lots on First 
Street, conceptually depicted in Figure 3, could be funded and built by developers in lieu of the on‐site 
parking required by code to support future commercial development.  
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I. EXECUTIVE SUMMARY AND PLAN RECOMMENDATIONS 
 
Design Workshop with ArLand Land Use Economics (ArLand) was retained by the City of Thornton in 
2016 to update the Old Town Eastlake Subarea Plan in preparation for the opening of the North 
Metro rail corridor (the “N” Line). As the economics and market lead, ArLand Land Use Economics 
prepared this technical report summarizing the development conditions and market potential for the 
area.  Data analysis, interviews, and site visits were completed in early 2016. The report is intended to 
serve as an economic framework for the development of the subarea plan. 
 
Project Scope 
 
The market study provides an analysis of the potential demand for residential and commercial uses in 
the subarea taking into consideration local market trends, stakeholder, and City feedback.  The 
information is a basis for planning for future public improvements, land uses, and appropriate 
redevelopment strategies.   
 
Findings  
 
Demographics 
 

 The Old Town Eastlake subarea is bounded by 1st Street, Birch Avenue, York Street, and 
extends just to the south of East 124th Avenue in the City of Thornton.  

 
 The analysis examined demographics in the ½ mile radius, the Primary Market Area (PMA), 

the City of Thornton, and the greater Denver CBSA. The PMA is defined as the area where 
many of Old Town Eastlake’s future customers would reside, as well as represents the most 
competitive residential market area for future Old Town Eastlake residents. Huron Street is 
its western boundary, E‐470 is its boundary to the north, the edge of Thornton is its eastern 
boundary and its southern boundary is 104th Avenue.  
 

 Because Old Town Eastlake was never an incorporated City, its demographic, housing, and 
economic information is incorporated into the broader census tract surrounding it. Because 
of Old Town Eastlake’s relatively small scale, its unique characteristics tend to be 
overshadowed within the newer large scale growth that has occurred within the region. 

 
 The demographics in a ½ mile radius of Old Town Eastlake is partially skewed by the large 

number of apartments in relatively close proximity along 120th Avenue. The analysis indicates 
a younger household population (median age of 32.4 years) in the ½ mile radius compared to 
the PMA (34.7 years) and the City of Thornton (33.4 years). 

 
 Households in the ½ mile radius have relatively lower median household incomes of $49,000 

compared to the PMA of nearly $73,000 as well as a higher percentage of renter households 
vs. owner occupied residences. 

 
 Anecdotal evidence and results of interviews seem to indicate, however, an Old Town 

Eastlake population that may be older, on average, than the surrounding ½ mile radius and 
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PMA. An examination of utility records seem to also indicate that a significant portion of 
homes (30%) may be rented rather than owned. 
 

Residential 
 

 Old Town Eastlake was founded in 1911 and had seen relatively consistent development 
between 1911 and 1949.  There was a boom in the 1950’s with 12 residences built.  Since then, 
development has been more intermittent. 

 
 In comparison to more recently built subdivisions in the surrounding area, Old Town Eastlake 

residences are smaller and have fewer bathrooms than newer residences reflecting the time 
period of when they were built. 

 
 Average Floor to Area Ratios (FARs) are relatively low at 0.10 for the primarily detached 

single family residential structures in Old Town Eastlake. The FARs, however, indicate the 
potential to add additional residential square footage to some existing properties.  Lot sizes 
vary in Old Town Eastlake. The average lot size is 12,300 square feet while the median is 9,375 
square feet, significantly larger than contemporary lot size sizes in surrounding residential 
subdivisions.  There may also be the potential to subdivide where appropriate.  
 

 There are a number of apartment buildings in the area generally along 120th Avenue. These 
apartments range from 13 to 24 dwelling units per acre and are surface‐parked in 3 story 
walk‐up configurations. Vacancy rates are currently low with average rental rates in the $1.50 
per square foot range. 
 

 There are a number of newer subdivisions surrounding Old Town as well as plans for newer 
development immediately surrounding the station, all of which should benefit Old Town 
Eastlake commercial development. Old Town Eastlake residential has a relatively historic and 
unique base with which to start.  
 

 There is significant long term demand for single family detached residential units  as well as 
single family attached residential units in the PMA.  
 

 One of the current challenges is that the supply of housing in Old Town Eastlake is not 
meeting the demands for those who wish to potentially live in the area. It made sense for the 
older resident families to move out in order to move up and there was no reinvestment in 
older homes because it was cheaper and easier to move. Many of the Old Town Eastlake 
homes are smaller and older, and not up to current residential standards. It appears that a 
number of units may be rentals. Some property owners may be waiting for high offers for 
their homes given information about how the presence of the train helps property values. If 
a house mortgage is paid off, renting out the house provides easy income for property 
owners. The current rental market is also very tight, incentivizing higher rents with little need 
for reinvestment.  
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Retail 
 

 Within relatively close proximity of Old Town Eastlake, along 120th Avenue, there is a fairly 
significant amount of retail serving the basic needs of Old Town Eastlake and area residents. 
The greatest revenue generators along 120th Avenue in close proximity include a Super Target 
as well as a number of national chain restaurants.  

 
 The Old Town Eastlake subarea needs to potentially serve both a neighborhood and regional 

market in order to be successful.  
 

 There is a significant amount of household growth forecast for the PMA. Eastlake has the 
potential to capture approximately 50,000 square feet of future retail demand in retail 
categories in the next 25 years typically appropriate for downtown areas. They would 
include: 

 
o Specialty Food Stores 
o Beer, Wine and Liquor Stores 
o Furniture and Home Furnishings 
o Clothing and Clothing Accessories 
o Sporting Goods, Hobby Stores 
o Miscellaneous Store Retailers 
o Full Service Restaurants 
o Limited Service Eating Places 
o Drinking Places  

 
 The most potentially successful tenants, at least initially, would be those restaurants which 

have established a regional audience.  Lake Avenue Inn, Papa Mazzotti’s and Lisa Anne’s 
Country Bakery, all existing restaurants, are well known in the general Northern Metro Area. 
Over time as the neighborhood evolves, additional neighborhood serving uses will be 
supportable. 
 

 Flexibility is also important. There are shops in Denver which are coffee shops during the day, 
transitioning to restaurants and bars at night, making them as widely appealing as possible.  

 
 The grain elevator is a catalytic redevelopment which has the potential to be an important 

regional draw for the City, provided the uses appeal to a wide ranging audience including 
local residents and regional visitors. The goals for the development are varied but include an 
emphasis on locally owned and operated businesses; businesses and attractions that are 
mutually supportive; and uses that support a mix of people, as well as a mix of uses that 
support commuters, residents, business, and celebrate local history. While several elements 
can be incorporated into this development, active uses such as a brewery and restaurant 
should be included for their potential to draw a large number of customers on a regular 
basis.  
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Office 
 

 There are several business and office related uses along 1st Street and Lake Avenue. 
Construction and automotive related services can be found north of Lake Avenue along 1st 
Street including Front Range Motors and St. Andrews Construction Services. The Guiliano 
Brothers own the office building adjacent to the Lake Avenue Inn which currently leases 
space to Capelli Salon, Esco Publishing, Northside Management, Prostar Logistics, and Gold 
Star Construction.  There are also several small offices located in the back of the building for 
professional consultants, therapists, and the like.  
 

 Interviews indicate that several businesses would like to move to larger space within the 
Eastlake Old Town area but little appropriate office / retail space is available. Several of the 
vacant buildings along Lake Avenue (north side of the street) are reportedly in terrible 
condition.  

 
 It is estimated that future office demand (in small office configurations) is approximately 

45,000 square feet through 2040.   
 

 Eastlake Old Town currently has office and business tenants that serve the surrounding 
neighborhoods and to some extent, a larger regional area. Additional businesses and offices 
would help bring in the day time population that is critical in helping to support smaller scale 
retail and restaurants. There are construction firms, automobile oriented services, hair and 
beauty services currently. In the past, office development has languished and while there 
may be demand for office and retail uses, the challenge is often finding the appropriate 
space and matching the tenant to the space available.  
 

Case Studies 
 
There are a number of downtowns and commercial corridors in the Denver metro area which have 
redeveloped over time and have important lessons learned for Old Town Eastlake. Downtown 
Louisville, Niwot, and Olde Town Arvada were mentioned during stakeholder interviews.  
Additionally, the redevelopment of Old South Pearl Street and how businesses have managed 
parking have important lessons learned potentially applicable to Old Town Eastlake.  
 
What these areas have in common is that they’ve become unique destinations in their communities. 
All have a mix of historic with more contemporary buildings and historic street grids. All currently 
have recognized business associations with some joint marketing and special events.  
 

 Business composition and mix may be more important than overall size. 
Downtown Niwot, for example, is a healthy downtown which is relatively smaller scaled and 
with a mix of retail, services, and restaurants. Downtown Louisville, in Boulder County is 
another example of a downtown off a major thoroughfare which has maintained a healthy 
downtown because it has a wide variety of professional and other services which attract a 
daytime population. Olde Town Arvada and Old South Pearl Street have beauty, health and 
wellness niches which bring in people on weekdays.  
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 Key businesses can be catalysts. Key businesses can play important catalytic roles in area 
redevelopment. These key businesses are destinations and attract customers from a broad 
regional area.  The retail environment in Niwot was characterized as “sleepy” until the 
Colterra restaurant opened in 2006. The success of Colterra reportedly spurred the opening 
of other unique culinary experiences in downtown.  Sushi Den on Old South Pearl Street was 
founded several decades ago, is wildly successful, and is routinely described as the best sushi 
restaurant in the Denver metro area.  It has been widely credited for helping turn around the 
commercial district on South Pearl Street. The surrounding residences have also benefitted 
from the presence of the restaurant.  
 

 Parking must be managed. The lack of easily available parking is commonly cited as a business 
impediment in business districts and the topic came up during local stakeholder interviews. 
Olde Town Arvada and downtown Littleton provide community lots for parking off of their 
main downtown streets. Successful businesses along South Pearl Street have dealt with 
parking in creative ways, leasing spaces from area churches and using valets during especially 
busy times. The Eastlake Masonic Center has a large lot which is not used very often and 
which can be used for similar purposes.  
 

 Business associations are critical. Each of these communities has a business association 
participating in joint marketing, special events, and other types of collective activities that 
showcase the downtown. These organizations are often funded through the businesses with 
help from the local cities. They are critical and serve as the “front door” for each of their 
respective downtown and old town areas.   
 

 The Public Sector has guided development. Olde Town Arvada and downtown Louisville have 
strong area plans in place, design guidelines, historic district designation, and other tools at 
their disposal to guide development. Olde Town Arvada has helped with critical 
infrastructure provision (sidewalk, landscaping, and large plazas) to help with the pedestrian 
realm and placemaking. Arvada’s Olde Town library has a large plaza in front which attracts 
families and others to congregate on pleasant days.   
 

Plan Recommendations 
 
Because of the construction of the N Line from Denver Union Station in downtown Denver north to 
the Eastlake‐124th station, Old Town Eastlake is on the cusp of, and has an unprecedented 
opportunity to capitalize on the increased exposure that the train will bring. While there has been 
redevelopment interest in some of the parcels surrounding the train, the train’s presence doesn’t 
automatically guarantee that the appropriate type of redevelopment will occur. Building supply in Old 
Town doesn’t meet the demand in both the residential and commercial sectors.  
 

 Better connectivity is crucial. Much of the area’s new development areas are west of the 
station and the commuter line while Old Town is located to the east of the station and rail 
line. Connecting Old Town Eastlake to the station as well as to planned developments to the 
west will better connect the merchants and the businesses in the area to future area 
customers. 
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 Public Plaza should be as large and welcoming as possible. While the public plaza is being 
designed and construction to provide a gateway to the commuter station, it needs to be as 
large and as welcoming as possible to serve as a “gathering place” for neighborhood 
residents and oriented to young families. As previously described, Old Town Arvada has a 
large public plaza with fountains in front of its library which has become particularly popular 
with young families. Denver Union Station has become popular during the week with 
mothers and children from the Highlands neighborhood.  While Eastlake neighborhood 
families will sometimes go to the Orchards Mall to “hang out”, Old Town Eastlake has the 
potential to be this type of place for families in the surrounding areas.  
 

 Proactively manage parking. Because the Eastlake‐124th station is, for the time being, the end‐
of‐line station, the City of Thornton has commissioned a parking management plan for the 
station area. There is a perception that there is insufficient parking for area businesses along 
1st Street, in particular. While the availability of parking ebbs and flows depending on the time 
of day, the perception of the lack of parking may be a deterrent to future business decisions 
so a parking plan is important.  
 

 Incentivize the redevelopment of the grain elevator.  The grain elevator has the potential to be 
a huge focus point for redevelopment in Old Town Eastlake and there are interested 
developers. The City of Thornton currently owns the property and thus, has the ability to 
work with a developer on an appropriate concept which catalyzes the area and celebrates 
the local history.  
 

 Incentivize facade improvements for the Lake Avenue Inn. The City has a façade improvement 
program and the owner of the Lake Avenue Inn has indicated a willingness to open the 
restaurant up through the addition of more windows along the 1st Street side and to improve 
the façade. The City can proactively work closely with the property owners so that the 
proposed improvements meet design guidelines and standards to ensure that the 
improvements enhance the area.  
 

 Establish Old Town Eastlake as a viable residential neighborhood for young families. Work with 
entrepreneurs and smaller scale developers to identify and redevelop some of the smaller 
scale older homes into larger homes appropriate for young families in keeping with the 
tradition of the neighborhood as well as design guidelines.  
 

 Institute an organization focused on marketing, events, business development, and 
redevelopment. This organization would focus on both the commercial and residential 
properties. Interviews with area stakeholders indicated a tepid willingness to become 
involved in joint marketing mostly because there is not enough of a business mix or activities 
currently present. There is, however, an informal network of area property owners who have 
met to discuss parking among other issues.  
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II. INTRODUCTION 
 

Design Workshop with ArLand Land Use Economics (ArLand) was retained by the City of Thornton in 
2016 to update the Old Town Eastlake Subarea Plan in preparation for the opening of the North 
Metro rail corridor. As the economics and market lead, ArLand Land Use Economics prepared this 
technical report summarizing the development conditions and market potential for the area.  Data 
analysis, interviews, and site visits were completed in early 2016. The report is intended to serve as an 
economic framework for the development of the subarea plan. 
 
Project Background 
 
This subarea plan is being prepared as RTD’s North Metro Corridor (the “N” Line), an 18.5 mile 
electric commuter rail line running from Denver Union Station through Commerce City, Thornton, 
and Northglenn is being constructed. The North Metro Corridor is part of RTD’s expansion of the 
regional transit system in the Denver metro region approved by Denver metro residents in 2004.  The 
North Metro Corridor is projected to be complete in 2018. The current slated end‐of‐line station is 
Eastlake‐124th  with future plans to eventually extend the line to North Thornton‐Highway 7 as shown 
in Figure 1.The Eastlake Subarea is located just to the east of the Eastlake‐124th Station.  
 
Figure 1 
North Metro Rail Line 

 
Source: RTD 
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Original planning efforts in the area did not anticipate the construction and delivery of the train for 
several decades.  Because of recent successful efforts resulting in an accelerated commuter rail 
transit delivery schedule, the City of Thornton has updated its plans around the station.  Figure 2 
depicts land uses and potential development areas around the Eastlake‐124th Station per updated 
planning efforts.  
 
Figure 2 
Thornton Planning Areas near Eastlake Subarea 

 
Source: City of Thornton, ArLand 
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Area D is Old Town Eastlake. Area A is Lambertson’s Farm with plans for approximately 1,300 
dwelling units. The majority of units (approximately 75%) are slated to be in a multifamily 
configuration. There will also be some commercial services. 
 
Market Study Scope  
 
The subarea planning effort and this market study is intended to set the orderly framework for 
future redevelopment of the Old Town Eastlake subarea. The market study’s scope examines local 
and regional economic and demographic trends and projections impacting the area and builds upon 
previous studies that have examined the Eastlake subarea. It is organized into the following sections. 
 
 Economic and Demographic Summary discusses relevant local, regional and market area 

population and demographic trends and projections impacting the market potential for the 
Old Town Eastlake Subarea.  
 

 Residential Market Analysis discusses the current residential market, Old Town Eastlake’s 
potential niche and the current and future residential market potential appropriate for the 
Old Town area. 
 

 Retail Market Analysis examines the retail market, potential appropriate retail uses and uses 
appropriate over time for the subarea.   
 

 Office Market Analysis discusses the office market in Old Town Eastlake and the potential 
office market niche that would be appropriate for the subarea.  
 

 Relevant Lessons from Metro Area Downtowns.  Several downtowns and commercial districts 
in the Denver Metro Area were examined for potential lessons learned with applicability to 
Old Town Eastlake. The downtowns examined include Downtown Louisville, Olde Town 
Arvada, and Niwot.  The changes along Old South Pearl Street in Denver were also examined 
because they help provide relevant lessons for Old Town Eastlake.  
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III. ECONOMIC AND DEMOGRAPHIC FRAMEWORK  
 
3.1  Current Demographic Characteristics 
 
Unlike other station areas along the future N Line, Eastlake’s village like grid, atmosphere and long 
history gives it a unique identity upon which to build and leverage. Eastlake is approximately 15 miles 
north of the City of Denver. Old Town Eastlake is bounded by 1st Street, Birch Avenue, 3rd Street / 
York Street and East 124th Avenue. For purposes of the subarea planning efforts, the team has 

extended the subarea to also include parcels east 
of York Street and south of 124th Avenue.  
 

The community was founded 
in 1911 spurred by the 
establishment of the 
community’s Union Pacific 
railroad connection.  The 
district provided goods and 
services to the surrounding 
area.  Businesses included a 
bank, lumberyard, a grocery 
store, a mercantile, a post 
office, a blacksmith, and a 
frozen food storage facility.  
Two grain elevators were 
constructed to store the 
commodities produced by the 
surrounding farms. There 
were two churches and a 
school. 
 
Despite being located along a 
major future commuter rail 
line, one of the subarea’s 
challenges is its current 
relative lack of visibility and 
identity from major highways 
and/or arterials. Previous 
studies and interviews 
conducted during the course 
of this planning project 
identified visibility and 
identity as a major hurdle. 
While the future station will 
give the subarea an additional 
identity as a commuter rail 

Figure 3 
Old Town Eastlake Study Area Boundaries 

Source: ArLand 
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station on the N Line, in order to be successful, the subarea needs to serve both neighborhood and 
regional needs for the growing north metro suburbs. 
 
Market Area Demographic Characteristics 
 
Eastlake Old Town is submerged within a larger census tract and block group in the City of Thornton.  
The Old Town area is relatively small, given the growing suburbs surrounding it and the unique 
characteristics of its population and households can be difficult to distinguish when examining 
regional characteristics.  
 
However, because Old Town Eastlake will need to appeal to a broader regional audience to be 
successful, demographic characteristics of the ½ mile radius are discussed in order to examine 
neighborhood characteristics.  Trends in the larger regional market area will be discussed also.  
 
The Primary Market Area (PMA) is bounded by C470 to the north, Thornton’s boundary to the east, 
approximately 104th Avenue to the south and Huron Street to the west, as shown in Figure 4.  
 
Figure 4 
Old Town Eastlake Primary Market Area 

 
Source: ArLand 
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There are approximately 43,500 households in the PMA. Average household sizes in the PMA are 
about 2.79 persons per household. In the ½ mile radius, household sizes are smaller at 2.26, reflecting 
the presence of apartments around the station area. (Table 1).  
 
Median household incomes are lowest within a ½ mile radius of the station at $49,218. The PMA 
contains the highest median household incomes ($72,668) with the City of Thornton and Denver 
CBSA having slightly lower median household incomes at $68,138 and $66,682 respectively. 
 
 
Table 1 
Demographic Characteristics for Eastlake Subarea, 2010‐2016 

  
 

1/2 Mile Primary City of Denver 
Radius Market Area Thornton CBSA

Persons 2010 2,377 120,556 118,772 2,543,482
Persons 2016 2,903 136,591 135,766 2,830,748
CAGR 2010‐2016 3.4% 2.1% 2.3% 1.8%

Households 2010 1,086 43,464 40,958 1,004,696
Households 2016 1,283 48,691 46,315 1,127,084
CAGR 2010‐2016 2.8% 1.9% 2.1% 1.9%

Average Household Size 2016 2.26 2.79 2.92 2.48

Median Age 2016 32.4 34.7 33.4 36.9
% of Population 17 and Younger 23.5% 25.9% 28.3% 23.8%
% of Population 25‐34 21.0% 14.4% 14.8% 15.0%
% of Population 65+ 9.1% 9.6% 8.5% 12.4%

Educational Attainment 2016
High School Graduate or Higher (%) 92.2% 91.4% 87.6% 90.0%
Bachelor's Degree or Higher (%) 25.5% 30.6% 26.4% 39.8%

Housing Tenure 2016
Owner Occupied (%) 33.3% 70.7% 71.4% 64.0%
Renter Occupied (%) 66.7% 29.3% 28.6% 36.0%

Incomes
2016 Est. Average Household Income $68,334 $86,629 $82,219 $89,814
2016 Est. Median Household Income $49,218 $72,668 $68,138 $66,682

Source: Claritas, ArLand
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The percentage of the population under the age of 18 is slightly lower in the ½ mile radius compared 
to the PMA and City of Thornton. The percentage of the population older than age 65 is highest in 
the broader Denver region compared to the ½ mile radius, the PMA, and City of Thornton. It points 
to the relative youthfulness of the area’s population. The estimated number of millennials is highest 
among the areas examined at 21% of the population in the ½ mile radius, potentially attributable to 
the presence of apartments west of the station.  
 
Educational attainment is higher in the PMA, with 30.6% of residents having earned a bachelor’s 
degree or higher, compared to 25.5% of residents within a ½ mile radius. Educational attainment in 
the City of Thornton is slightly higher than the ½ mile radius with 26.4% of residents holding a 
bachelor’s degree or higher. The Denver CBSA educational attainment is significantly higher at 39.8%. 
 
Housing tenure data across the four areas shows that renters are most prominent within a ½ mile 
radius of the station, accounting for 66.7% of units. The PMA, the City of Thornton, and Denver CBSA 
housing tenure figures reflect, however the relatively strong ownership characteristics of the 
broader north metro area.  
 
While the data shows a highly educated, younger population with families (particularly in the PMA 
and the City), anecdotal evidence and results of interviews seem to point to: 
 

 An Old Town Eastlake population that may be older than the surrounding ½ mile radius and 
market area.  

 A portion of the Old Town population may be waiting for anticipated value increases from 
the presence of the commuter train  

 Another portion of the population may be long‐time residents who originally moved to the 
area for its rural characteristics. Some anticipate selling their properties and moving further 
from the metro area.  

 According to the City of Thornton, an examination of utility records indicates that 70% of all 
units (including commercial buildings) in the Old Town Eastlake area are rentals while 
approximately 30% are owner‐occupied.   

 
3.2  Current Business Characteristics 
 
Old Town Eastlake contains a mix of business ranging from restaurants and salons to automotive 
repair and construction services (Figure 5). Generally, these businesses are concentrated along 1st 
Street and Lake Avenue. Businesses clustered along Lake Avenue, which will be directly adjacent to 
the future Eastlake‐124th RTD station, include a computer repair shop, barber, roofing office, print 
shop, construction management and two restaurants. Automotive and construction services are 
generally located north of Lake Avenue while professional services and restaurants are south of Lake 
Avenue. Additionally, a few vacant properties exist along Lake Avenue between 1st and 2nd Streets. 
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Figure 5 
Old Town Eastlake Businesses 

 

 
 

   

Map ID Business Name
1 Lisa Anne's Country Bakery
2 Carlson Land Investment & Development
3 Capelli Salon & Spa/Esco Publishing/Northside Mgmt/Prostar Logistics/Gold Star Construction/Guiliano Brothers LLC
4 Lake Avenue Inn
5 North Metro Impact Printing
6 Papa Mazzotti's Italian Restaurant
7 Artistic Automation Computer Repair
8 Barber Shop
9 Black Rock Roofing
10 St. Andrews Construction Services Corp.
11 Front Range Motors Inc.
12 Eastlake Montessori School

Source: ArLand
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IV. RESIDENTIAL MARKET ANALYSIS 
 
4.1 Forecast Residential Growth 
 
Thornton has seen a fairly significant amount of residential development in the last five years, 
especially compared to its neighbors. Table 2 shows residential building permit trends.  
 
Table 2 
Residential Building Permits, 2010‐2014 

 
 
Homebuilding has returned to Thornton after the Great Recession. In the northern Denver 
metropolitan area, Broomfield has seen the greatest number of residential units added between 2011 
and 2014, followed by Thornton and Commerce City. Over half of the building permits issued in 
Broomfield during this time was for multifamily units.  In Thornton nearly 15% of units built were in a 
large (more than 5 units) configuration. Most of Thornton’s recent development has been in the 
north Thornton area. 
 
Growth is forecast to continue.  Figure 6 and Table 3 on the following page describe the residential 
projects in the planning pipeline. Much of the planned development is in northern Thornton 
neighborhoods. There are nearly 9,100 multifamily and 10,800 single family units in the planning 
pipeline within the City of Thornton. There are a number of projects located outside of the PMA 
which is outlined in red. After subtracting units outside of the market area, there are 4,100 
multifamily and 8,300 single family residential units in the planning pipeline in the City of Thornton 
within the PMA, although a number of them are part of planned developments which will take a 
number of years to build out. 
 
These new residents are potential future customers of the amenities and services that Old Town 
Eastlake can offer, particularly if there are special events that introduce them to the community and 
services and keep them coming back. 
 
. 

2010 2011 2012 2013 2014 Total Average
% 5+Units 
Multifamly

Other 
Multifamily

Thornton 260 260 527 309 376 4,187 346 14.6% 3.3%
Westminster 48 96 148 32 34 978 72 8.1% 7.2%
Northglenn 0 0 0 229 0 230 46 99.0% 0.0%
Federal Heights 5 3 4 2 12 56 5 0.0% 0.0%
Commerce City 240 116 192 384 354 2,964 257 2.2% 0.8%
Broomfield 232 229 2,010 896 820 7,316 837 55.1% 0.5%

Source: HUD SOCDS, ArLand



 

DRAFT ‐ Page 16 
 

Figure 6 
Residential Projects in the Planning Pipeline 

 
Source: City of Thornton, ArLand 
 
 
 
 
 
 
 



 

DRAFT ‐ Page 17 
 

Table 3 
Planned Residential Projects Key 
 

 
 
4.2 Eastlake Residential Characteristics 
 
Eastlake was a thriving commercial center in the early part of the 20th Century with 5 to 8 residences 
built per decade between 1910 and 1949 (Figure 7).  The 1950s saw the greatest growth with 12 
residences built.  There was no residential building between 1970 and 1989.  There have been a 
modest number of residences built between 1990 and 2015. There are a variety of architectural styles 
in Old Town Eastlake reflecting the long term buildout of the community. 
 
 
 
 

Key Development_Name

Multi‐
family 
Units

Single 
Family 
Units Key Development_Name

Multi‐
family 
Units

Single 
Family 
Units

1 Presidential Ridge 120  ‐    30 Morrison  ‐    432
2 Parkside  ‐    2 31 Cundall Farms  ‐    363
3 Sundance Condos  ‐    176 32 Eastcreek Farm  ‐    264
4 Panorama Point  ‐    6 33 Welby Station 557 263
5 104th and Colorado Multifamily 203  ‐    35 The Oaks at Eastlake  ‐    140
6 Sage Valley  ‐    72 36 Cherrywood Park #1 Townhomes  ‐    183
7 Aspen Reserve / Crestview Park  ‐    135 37 North End Station 3,500  ‐   
8 Mayfield  ‐    276 38 Thornton Valley 240  ‐   
9 Bramming Homesite  ‐     ‐    39 Cherrylane  ‐    141
11 Riverside Park #5  ‐    252 40 River Valley Village ‐ Cornerstone  ‐    252
12 Bramming Farm  ‐    128 41 Fallbrook Farm Area A  ‐    110
13 Thorncreek Village  ‐    270 42 Parterre 1,960 2,184
14 Creekside  ‐    258 43 Heritage Todd Creek  ‐    1,290
15 Brantner Village  ‐    84 44 Holly Hills Estate  ‐    316
16 Glen Eagle Estates  ‐    63 45 Westwood  ‐    156
17 Glen Eagle Estates 3  ‐    38 46 Larkridge L2 Apts 338  ‐   
18 Villages at Thorncreek 283  ‐    47 Quivas Condos 52  ‐   
20 Homestead Hills 337  ‐    48 Quebec Highlands Amd 1  ‐    219
21 Merritt Ranch  ‐    291 49 Amber Creek  ‐    341
22 Tsuzuki (Timberleaf) 190 266 51 Talon Pointe  ‐    362
23 Fallbrook Farm / Stonehocker  ‐    87 52 Heritage Todd Creek Outparcel  ‐    13
24 Lewis Pointe  ‐    373 53 Settler's Chase 165  ‐   
25 Willow Bend  ‐    539 54 Villages North F5 A3  ‐    26
26 Fallbrook Farm 502  ‐    55 Villages North F5 A2  ‐    38
27 Bull Crossing  ‐     ‐    56 Washington Center F1 A7  ‐     ‐   
28 150th and York  ‐    110 57 Bonaventure Senior Living 156  ‐   
29 Talon View  ‐    296 58 144th/Grant Multifamily 465  ‐   

Total 9,068 10,815

Within the PMA 8,300 4,100

Source: City of Thornton, ArLand
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Figure 7 
Eastlake Subarea Units Built by Year 

 
Source: Adams County Assessors Records, ArLand 
 

Figure 8 
Old Town Eastlake Residential Footprints 

 
Source: Design Workshop 
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2nd and 3rd Streets are the primary residential 
neighborhoods in Old Town.  Figure 8 depicts the 
parcel footprints and the lot lines in the community. 
There are a number of residential parcels where the 
house size is small relative to the size of the parcel. 
Depending on the condition of the house, repairing, 
remodeling, and expanding, in line with the historic 
nature of the structure, would be a potential. In other 
cases, the house may be too deteriorated to salvage, 
in which case, a newer residential dwelling unit, based 
on strong design guidelines, for the community should be pursued.  
 
4.3 Subdivisions Surrounding Eastlake  
 
Old Town Eastlake is surrounding by single family residential subdivisions shown in Figure 9.  
 
Figure 9 
Subdivisions surrounding Old Town Eastlake 

 
Source: Adams County Assessor Office, ArLand 
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Table 4 describes characteristics of residences in Old Town Eastlake and the subdivisions surrounding 
it. 

 Old Town Eastlake includes residences in the Old Town Subarea. 
 North includes subdivisions shown in blue between 128th and 136th Avenues and between 

Washington Street to the west and Colorado Boulevard to the east 
 Central includes subdivisions in green between 120th and 128th Avenues and between 

Washington Street to the west and Colorado Boulevard to the east. The analysis excludes 
residences in the Old Town area.  

 South includes subdivisions shown in pink between 112th Avenues and between Washington 
Street to the west and Colorado Boulevard to the east. It also includes residences in the City 
of Northglenn. 

 
Table 4 
Residential Characteristics in Eastlake and Surrounding Subdivisions 

 
 
As noted previously, Old Town Eastlake is characterized by its relatively historic residences and 
smaller residence sizes. The average residence size is 1,288 square feet with 3 bedrooms and 1 bath 
which is fairly typical of older residences. A number of homes in Eastlake are much older than homes 
in the surrounding communities.  The average year built was 1949. 
 
The subdivisions in the North and Central areas are relatively newer.  The average residence size is 
larger at nearly 1,700 to 2,000 square feet with an average of 3 bathrooms and over 3 bedrooms.  
Some of the residences to the south of 120th Avenue were built in the 1970s, and are smaller and 
older than residences in the North and Central area with fewer baths and bedrooms.  
 
Floor area ratios (FARs) across all areas are relatively low for the primarily detached residential 
structures in these areas. However, Old Town Eastlake FARs at approximately 0.10 indicates the 
potential to add additional residential square footage to some existing properties. The average lot 
sizes in Old Town Eastlake are, on average, 12,300 square compared to the other areas analyzed, 
although there are admittedly a few very large parcels which currently house relatively small 
residential structures. The median residential lot size is 9,375 square feet. 

Old Town Eastlake North Central  South

Average House Size (Sq Ft) 1,288 1,969 1,653 1,198
Average Lot Size (Sq Ft) [1] 12,318 7,946 10,721 8,910
Floor Area Ratio 0.10 0.25 0.15 0.13
Average Number of Baths 1.0 2.9 3.0 2.0
Average Number of Bedrooms 3.0 3.3 3.0 2.9
Average Year Built 1949 1992 1997 1972
Sales Prices (2010‐2015) $85,000‐$495,000 $150,000‐$360,000 $145,00‐$398,000 $93,000‐$170,000
Sales Price per Sq Ft (2010‐2015) $125 $126 $129 $110

Source: Adams County Assessors Office, ArLand

[1] There are a few very large parcels, particularly near Eastlake Old Town and in the Central area.

The median lot size in Eastlake Old Town is 9,375 square feet. 
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Figure 10 
Apartments near Eastlake 

 
Source: ArLand 
 
Table 5 
Apartments near Old Town Eastlake 

 
 
There are a number of apartment complexes in the general region. The area near Old Town Eastlake 
along 120th Avenue is a popular location with five relatively newer complexes (Table 5).  These 
apartments range from 13 to 24 dwelling units per acre and are surface parked in 3 story walk up 
configurations. Vacancy rates are currently very low with average rental rates in the $1.50 per square 
foot range.   

Key Name Units Unit Types Year Built Densities Rents

1 Griffis North Metro 228 1,2, & 3 BRs 2001 23 DUs / Ac $1.50 / sf
2 Waterford Place 335 1,2, & 3 BRs 1998 18 DUs /Ac $1.52 / sf
3 Red Hawk Ranch 384 1,2, & 3 BRs 2001 17 DUs /Ac $1.50 / sf
4 Madison Park 344 1,2, & 3 BRs 2004 13 DUs /Ac $1.40 / sf
5 Keystone 208 1 & 2 BRs 1986 24 DUs /Ac $1.57 / sf

Source: ArLand, Colorado Apartment Insights
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4.4 Eastlake Market Area Demand Forecasts 
 

Table 6 
Residential Demand in Old Town Eastlake, 2016‐2040 

 
 
Table 6 shows DRCOG forecasts for residential growth in the market area based on Denver metro 
area forecasts and allocations for growth across the region. This market area has been characterized 
by a significant amount of residential development in recent decades encompassing all residential 
housing types, primarily in suburban configurations.  The area has seen single family detached, 
apartments, townhome and condominium development, although the majority of development has 
been single family detached units.  
 
More than 22,000 units are forecast for the market area through 2040.  After subtracting the 4,100 
multifamily and 8,300 single family residential units in Thornton’s planning pipeline in the PMA, there 
is residual residential demand of over 10,000 residential units, more than sufficient demand to 
accommodate more residential units, both multifamily and single family, in Old Town Eastlake. 
 
The challenge is not demand. The challenge is that the supply of housing in Old Town Eastlake is not 
meeting the demands for those who wish to live in the area. In the past, it made sense for families to 
move out in order to move up and there was no reinvestment in older homes because it was cheaper 
and easier to move.  Many of the houses are smaller and do not offer what many families are 
seeking. Some property owners are anecdotally waiting for high offers given the train. Many of the 
residences are rental units. If a house mortgage is paid off, renting out the house provides easy 
income for property owners. The current rental market is very tight, incentivizing higher rents with 
little need for reinvestment. 

Market Area Households 2016 48,691
Market Area Households 2040 69,216
HH Growth (16‐40) 20,525
Vacancy Rate 5.00%
Demolition Rate/yr. 5.00%
Total Unit Requirement 22,629

Pct. Renters [1] 30%
Pct. Owners [2] 70%
Market Area Rental Need 6,789
Market Area Owner Need 15,840

Total Residential Units in Thornton's Planning Pipeline
Multifamily Units 4,100
Single Family Units 8,300

Remaining Supportable Units 10,229

Source: Claritas, DRCOG, ArLand

[1] [2] Estimated current housing tenure breakdown in Market Area
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4.5 Residential Recommendations 
 
Old Town Eastlake is relatively close to newer large homes in newer subdivisions. Old Town Eastlake 
homes are modest compared to its surrounding neighbors, indicating potential for residential 
redevelopment using the existing single family residences as the base. The regional market has been 
popular especially with younger families with children and Adams 12 is a good school district. There 
are outdoor amenities within easy reach and housing is relatively affordable especially given the 
price of single family residences in neighborhood like Stapleton, or other popular communities closer 
to Denver. Given the historical nature of Old Town Eastlake, development should focus on 
rehabbing, refurbishing, and potentially expanding the single family residences bringing them up to 
current standards with strong design guidelines in place. In appropriate locations, larger lots can be 
subdivided to accommodate newer single family residences.  
 
There may be a new residential opportunities on the properties south of 124th Avenue in the subarea. 
The corner lot is slated for overflow parking and is owned by the City of Thornton. In the long term, 
this lot may be available for redevelopment.  Additionally, the current property owners next door to 
the overflow parking lot have indicated a potential interest in relocating.  Given the surrounding 
context, small lot residential and/or townhouse redevelopment may be the most appropriate use. 
The currently vacant lot near the post office north of 124th Avenue is slated for office use. 
 
What is needed: 

 Civic improvements that improve the image of Eastlake and provide amenities desired by 
residential market area buyers.  

 Preservation activities that celebrate the historical aspects of Old Town Eastlake 
 Activities that encourage property owners to maintain and upgrade their properties; develop 

local and Eastlake community pride 
 Regulatory changes to make it easy to develop and redevelop quality residences in Eastlake 
 Activities to instill confidence in potential residential, and community investors in Eastlake 
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V. RETAIL MARKET ANALYSIS 
 

This section discusses the commercial market potential for the Old Town Eastlake Area.  It examines 
current and future retail demand and supply in the market areas. Commercial demand is partially a 
function of and reflection of residential conditions in the immediate area. Generally, attractive 
commercial corridors are bounded by attractive residential areas. Retail conditions are discussed in 
this section.  
 
Figure 11 
Commercial Projects in the Planning Pipeline in Thornton 

 
Source: City of Thornton 
 



 

DRAFT ‐ Page 25 
 

Table 7 
Planned Commercial Projects Key 

 
 
Figure 11 and Table 7 depict the planned commercial projects in the City of Thornton’s current 
planning pipeline.  Some of the projects are mixed use in orientation with the potential for some 
convenience retail. 120th Avenue is the closest commercial corridor to Old Town Eastlake and the only 
proposal in place currently is for an assisted living facility.  Other projects located close to Old Town 
Eastlake include self‐storage and day care.  
 
 
 
 
 
 
 
 
 

Key Development Name Key Development Name
1 North Creek Farms Commercial 26 North End Station
2 Larkridge Flg 1 27 Thornton Valley
3 Larkridge Flg 2 28 Family Dollar
4 Wyndemere Flg 6 Commercial Center 29 Colorado Mini Storage Lots 2 & 3
5 Broadstone at Thornton 30 Catalina Newport Clubhouse and Garage
6 Eastlake Assisted Living 31 Parterre
7 Bramming Homesite 32 Homewood Suites
9 Hunters Glen Self Storage 33 Skylake Ranch A1 L18 Retail
10 Quebec Riverdale Commercial Lot 4 34 Skylake Ranch The Learning Experience
11 Villages at Thorncreek 35 Springvale 7 Eleven
12 Denver Premium Outlets 36 88th & Pecos Maverick
13 Thorncreek Commons 37 Miller Inventory Lot
14 The Grove 38 Quebec Highlands Amd 3
15 SteinMart 39 Todd Creek Village Center
16 144th/Washington Summit 40 Thornton Valley Grocery/Gas
17 Candlewood Suites 41 Reserve at Thornton Storage
18 Bull Crossing 42 Horizon Pinnacle Shopping Center
19 Arby's 43 Hunter Douglas Business Park
20 City View Heights 44 Chuze Fitness
21 Welby Station 45 Thornton Central Storage
22 Eastlake Station 46 Karas Auto Body Expansion
23 Children's Learning Adventure 47 Fabrizio Commercial
24 Self Storage 48 Kneader's
25 Country Hills 49 HighPointe Park

Source: City of Thornton, ArLand
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5.1  Retail Conditions  
 
In 2015 in the City of Thornton, estimated sales tax revenues were approximately $60 million.  The 
highest contributors to those revenues are shown in Figure 12 below. General merchandise stores 
contributed the majority of sales tax revenues followed by grocery stores, bars and restaurants, and 
utilities.  
 
Figure 12 
City of Thornton Sales Tax Revenues by Industry 

 
Source: City of Thornton, ArLand 
 
 
Figure 13 shows the general location of retail in the Eastlake PMA.  Thornton’s primary retail 
concentrations are in the western portion of the City along I‐25. However, there is a fairly significant 
amount of retail along the 120th Avenue corridor in fairly close proximity to Old Town Eastlake and 
the residences surrounding it.  
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Figure 13 
Retail in the Eastlake Market Area 

 
Source: CoStar, ArLand 
 
Figure 13 and Figure 14 depict sales tax revenues primarily along 120th Avenue between Washington 
and Riverdale Streets which is the general commercial corridor area closest to Old Town Eastlake 
residents. The area represented is an approximate 1 mile radius from the Old Town area.  
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Figure 14 
Sales Tax Revenues along the 120th Avenue Corridor vs. the City  

 
 
Figure 15 
City Sales Tax Revenues near Old Town Eastlake 

 
Source: City of Thornton, ArLand 
 
Figure 14 shows that sales tax revenues along 120th Avenue in this 1 mile radius area from Old Town 
Eastlake have remained consistently about 20% of overall City sales tax revenues. The corridor also 
provides basic services shown in Figure 15 with a high volume of General Merchandise, Grocery, Bars 
and Restaurants in the general area. With residents’ basic needs being met, the challenge is 
differentiating and leveraging the unique characteristics of Eastlake to not only attract local 
residents but a wider regional audience.  
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5.2  Retail Demand Analysis 
 
Retail demand is calculated by: 
 

 Estimating households and incomes in the PMA in order to derive total incomes potentially 
available for retail expenditures; and 

 Based on current expenditure patterns, calculating the income percentage spent in retail 
categories by residents within the market area.  This results in estimated demand by retail 
category. 

 
By comparing estimated demand (both current and future) to an estimate of supply or sales by retail 
category, an estimate of unmet retail demand can be calculated by: 
 

 Subtracting supply from demand to obtain an estimate of unmet demand; and 
 Incorporating sales per square foot averages by retail category in order to arrive at the 

approximate square footage of unmet retail demand. 
 

The estimate of unmet retail demand is considered by retailers along with other criteria in making 
location decisions.  Retailers also consider other factors including the overall retail project format, 
synergy with other tenants, and location relative to other stores.  Retailers locate in different types 
of centers, and each retailer has its own location criteria. The focus is this analysis is the retail store 
type that would be most appropriate in a historic commercial district setting.  
 
Current and Future Demand 
 
Table 8 shows the estimated household incomes in the market area in 2016 and 2040 based on 
estimated potential growth in households. The analysis conservatively estimates that average 
household incomes will remain constant at the household incomes shown. Total incomes potentially 
available, a portion of which will be available for retail expenditures is over $4 billion increasing to 
nearly $6 billion (in today’s dollars) by 2040.  
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Table 8 
Total Household Incomes, 2016‐2040 

 
 
Based on the $1.8 billion growth in household incomes, Table 9 calculates potential demand by 
multiplying total household incomes by potential household expenditures in each retail category 
shown to derive demand by retail category. 
 
Table 10 summarize potential retail demand based on household growth. The categories with the 
greatest future demand include General Merchandise, Grocery Stores, and Restaurants. Most of 
these categories such as General Merchandise and Groceries, for example, have their established 
criteria and tend to locate along major arterials, highways, and/or in close proximity to other retail.

2016
Primary Market Area Households 48,691
Average Household Incomes $86,629
Total Household Income ($000s) $4,218,052,639

2040
Primary Market Area Households 69,216
Average Household Incomes $86,629
Total Household Income ($000s) $5,996,139,156

2016‐2040
Change in Households 20,525
Change in Incomes $1,778,086,517
CAGR 1.5%

Source:  DRCOG, Claritas, ArLand
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11.4.2014 

Table 9 
Estimate of 2016 and 2040 Retail Opportunities 

 

Category

% Retail 
Expenditures 

[1]
Demand (retail 

potential)
Est. Sales / s.f. 

[2]
Current Retail 

Void (s.f.)

Additional 
Demand 
from 

Household 
Growth (s.f.)
 (24‐yr)

Total Demand 
2040

Convenience Goods
Grocery Stores 5.5% $97,599,891 $500 195,200 82,285 277,485
Specialty Food Stores 0.5% $9,290,406 $400 23,226 9,791 33,017
Beer, Wine, and Liquor Stores 1.2% $22,111,347 $250 88,445 37,283 125,729
Health & Personal Care Stores 2.6% $46,392,283 $400 115,981 48,891 164,871

Shopper's Goods
General Merchandise Stores 6.7% $119,796,769 $500 239,594 100,999 340,592
Furniture & Home Furnishings Stores 1.2% $21,173,587 $400 52,934 22,314 75,248
Clothing and Clothing Accessories 2.6% $47,008,112 $300 156,694 66,053 222,747
Sport. Goods, Hobby, Book, & Music 1.1% $20,162,209 $250 80,649 33,997 114,646
Miscellaneous Store Retailers 1.5% $25,811,539 $250 103,246 43,523 146,769

Food Services & Drinking Places
Full‐Service Restaurants 2.8% $49,912,278 $275 181,499 76,510 258,009
Limited‐Service Eating Places 2.5% $43,864,544 $350 125,327 52,831 178,158
Special Food Services 0.6% $10,216,036 $250 40,864 17,226 58,090
Drinking Places (Alcoholic Bevs.) 0.3% $4,611,932 $250 18,448 7,776 26,224

Durable Goods
Auto Parts, Accessories, and Tires 0.8% $14,577,216 $500 29,154 12,290 41,444
Bldg Mater., Garden Equip. & Supply 5.0% $89,339,775 $500 178,680 75,321 254,000
Electronics & Appliance Stores 1.1% $20,231,791 $500 40,464 17,057 57,521

36.1% $642,099,714 1,670,404 704,146 2,374,549

Source:  Claritas, Census of Retail Trade for CO, ULI, ArLand

[1] Demand percentages based on national and state averages

[2] National averages per Urban Land Institute, research and retailer interviews
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Table 10 
Unmet Retail Demand by 2040 

 
 
There are subcategories, however, that are the most promising for downtowns in general, and a 
potential for Old Town Eastlake. They are shown in Table 11. Regionally, there is demand for over 
350,000 square feet of this type of retail based on household growth by 2040. Only a portion of this 
retail demand estimated at slightly over 50,000 square feet would be suitable for the small space, 
specialty type of retail desired for Old Town Eastlake. Retail store types would include stores that sell 
specialty foods, beer, wine and liquor, furniture and furnishings, clothing and accessories, 
miscellaneous goods like antiques, full and limited service restaurants, and bars.  
 

Additional Retail 
Demand from 

Household Growth 
(2016‐2040)

Convenience Goods
Grocery Stores 82,285
Specialty Food Stores 9,791
Beer, Wine, and Liquor Stores 37,283
Health & Personal Care Stores 48,891

Shopper's Goods
General Merchandise Stores 100,999
Furniture & Home Furnishings Stores 22,314
Clothing and Clothing Accessories 66,053
Sport. Goods, Hobby, Book, & Music 33,997
Miscellaneous Store Retailers 43,523

Food Services & Drinking Places
Full‐Service Restaurants 76,510
Limited‐Service Eating Places 52,831
Special Food Services 17,226
Drinking Places (Alcoholic Bevs.) 7,776

Durable Goods
Auto Parts, Accessories, and Tires 12,290
Bldg Mater., Garden Equip. & Supply 75,321
Electronics & Appliance Stores 17,057

Total 704,146

Source:  Claritas, Census of Retail Trade for CO, ULI, ArLand
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Table 11 
Eastlake Subarea Retail Demand, 2016‐2040 

 
 
Eastlake has a few local restaurants such as Lake Avenue Inn, Papa Mazzotti’s, and Lisa Anne’s 
Country Bakery.  All are regional destinations and are known generally in the northern Metro area.  
Lisa Anne’s is only open on the weekends.  In general, retailers have challenges with weekday traffic 
and one of the goals would be to bring people in on a more consistent basis more than just weekend 
or occasional visits.  
 
The presence of the train and increasing 
the number of regional destinations would 
help bolster the viability of future 
neighborhood serving retailers.  
 
5.3  Grain Elevator Redevelopment 
 
The Grain Elevator is a unique and 
important structure complementing Old 
Town Eastlake and distinguishing this part 
of the Northern Metro area. 
 
Appendix B of the Eastlake Station Area 
Master Plan described some of the issues associated with its redevelopment. The City of Thornton 
owns the elevators.  
 

Category

Additional Retail 
Demand from 

Household Growth 
(2016‐2040)

Specialty Food Stores 9,791
Beer, Wine and Liquor Stores 37,283
Furniture & Home Furnishings 22,314
Clothing and Clothing Accessories 66,053
Sport. Goods, Hobby, Book, & Music 33,997
Miscellaneous Store Retailers 43,523
Full‐Service Restaurants 76,510
Limited‐Service Eating Places 52,831
Drinking Places (Alcoholic Bevs.) 7,776
Market Area Demand 350,077

% for Eastlake Subarea 52,512

Source:  Claritas, Census of Retail Trade for CO, ULI, ArLand
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Because of the uniqueness of the grain elevator, it has the potential to be an important regional 
draw for the City, provided the uses appeal to a wide ranging audience including local residents and 
potential regional visitors.  
 
Uses suggested in the plan include: 

 Coffee shop or deli, with snacks, sandwiches, baked goods, restrooms 
 Artists Co‐op 
 Art Gallery 
 Bicycle Station (Rental and Repair) 
 Local History Museum 
 Lending Library 
 Brewery with restaurant 

 
As of the date of this report, because there has been both local and regional developer interest in 
the silos, the City of Thornton is planning to issue an rfp to the development community.  
 
Appendix B outlines the goals for the redevelopment which remain relevant today. People 
increasingly respond to authenticity and uniqueness and the elevators provide that opportunity to 
help fulfill that need in the northern metro area. Goals include: 
 

 Providing a venue for locally‐owned and operated businesses; 
 Attracting mutually supportive businesses and attractions; 
 Attracting business that support the chosen theme(s) or brand; 
 Attracting a mix of people, diversity; and 
 Attracting uses that support commuters, residents, businesses, and local history.  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Eastlake at 124th Station Area Master Plan Update 

Figure 16 
Conceptual Redevelopment of Eastlake Grain Elevator 
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5.4 Retail Recommendations 
 
There is demand for 50,000 square feet of retail / restaurant services through 2040, encompassing a 
wide range of potential retail and restaurant uses, as described in this section.  
 
Initial retail and restaurant services should focus on those that are regional destinations with the 
ability to draw potential customers because of the food quality, strong brand, or uniqueness.  Over 
time, more local serving retailers can be added to the mix.  
 
There is a strong desire for locally owned stores mostly because there are a large number of chains in 
the area.  However, any offerings at Eastlake have to be competitive. Flexibility is important. There 
are shops in Denver which serve coffee during the day and turn into restaurants and bars at night, 
making them as widely appealing as possible.  
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VI. OFFICE MARKET ANALYSIS 
 
Previous market studies have described 
Eastlake as an enclave of small professional 
offices. A few other businesses, such as Front 
Range Motors, provide regional auto services 
to the broader North Metro area. It also 
appears that some of the commercial 
buildings along Lake Avenue serve as offices 
for businesses in the construction trade or 
are vacant. A few are reportedly in terrible 
condition.  
   
6.1  Office Market Conditions 
 
Figure 17 
Market Area Office Locations 

Figure 17 shows the 
general location of 
office in the Eastlake 
PMA.  Thornton’s 
primary office 
concentrations are in 
the western portion of 
the City along I‐25. 
 
 
 
 
 

Source: CoStar, ArLand 
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Table 12 
Office Conditions 

 
 
Table 12 shows that there is about 43,000 square feet of office space in Old Town Eastlake.  Rents 
range from $9.00 to $15.00 full service and current vacancies are estimated at 15‐20%.   
 
In the PMA outlined in red in Figure 17, there is nearly 1.3 million square feet of office space. Rents 
are generally higher than in Old Town at $17.85 per square foot, full service, while vacancies are 
approximately 15%.  In comparison, the rent in the Denver metro area averages approximately $23 
per square foot and vacancies are currently about 10%.  
 
There has been some construction in the North Denver metro market. Recent additions to the local 
office inventory have been near Colorado Boulevard and 112th   Avenue. There are plans for additional 
office at I‐25 and 144th Avenue.  Most of the recent additions to the Denver metro office inventory 
have been in Downtown and in the Tech Center.  
 
Old Town Eastlake Office and Businesses 
 
There are several business and office related uses along 1st Street and Lake Avenue. (See Figure 5). 
Construction and automotive related services can be found north of Lake Avenue along First Street 
including Front Range Motors and St. Andrews Construction Services. There are also commercial 
buildings along the north side of Lake Avenue. The Guiliano Brothers own the office building 
adjacent to the Lake Avenue Inn which currently leases space to Capelli Salon, Esco Publishing, 
Northside Management, Prostar Logistics, and Gold Star Construction.  There are also several small 
offices located in the back of the building for professional consultants, therapists, and the like.  
 
Interviews indicate that several businesses would like to move to larger space within the Old Town 
Eastlake area but little appropriate office / retail space is available. The vacant property near the post 
office on York Street is reportedly being considered for office development.  
 
6.2  Office Demand 
 
Table 13 shows potential office space demand based on future employment growth and an estimate 
of how much of that growth will likely be in office space, based on current office usage in the market 
area.  In the market area, there will be an estimated need for an additional 1.3 million square feet of 
office space by 2040 based on forecast employment growth and an estimate of future office space 
needs.  Old Town Eastlake currently comprises approximately 3.5% of current market area office 

Old Town 
Eastlake

Primary Market 
Area

Denver 
Metro

Rentable Building Area (Sq Ft) 42,850 1,272,488 189,000,000
Gross Rent Per Square Foot $9.00‐$15.00 $17.85 $23.26
Vacancies 15‐20% 15.3% 10.3%

Source: CoStar, Adams County Assessors Office, ArLand
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inventory.  Assuming that it maintains its current share, it is estimated that future office demand (in 
small office configurations) is approximately 45,000 square feet.      
 

  
Most of the demand is likely to be in small office space configurations, potentially mixed with retail 
storefronts. There has been a recent trend in the Denver market of co‐working spaces and shared 
office spaces.  This office type has experienced significant growth in the past five years. These spaces 
generally offer affordable rents, a cozy, productive work environment and the opportunity to 
collaborate with professionals in varying fields. Co‐working spaces can be ideal for small businesses, 
non‐profits, tech start‐ups, freelancers and CEOs looking for flexibility and a different approach to 
the conventional office 
 
By nature, co‐working spaces work well in older and underutilized buildings. These types of 
buildings, especially when vacant or on the market for a long period of time, are usually less 
expensive to rent or own and the cost savings can be passed down to tenants.  Co‐working spaces 
are generally close to or incorporate supporting services like restaurants, coffee shops, and bars. 

Industry
Market 

Area Jobs   % Jobs

% of Total 
Jobs 

Estimated 
to be 
Office

New 
Regional 
Market 

Area Jobs
Office 
Jobs

Market 
Area 
Office 
Space 
Needs

Eastlake 
Office Space 
Needs (2016‐

2040)[2]
Agriculture, Forestry, Fishing and Hunting 10  0.6% 20% 87 17 4,369 153
Mining 10  0.4% 45% 53 24 5,987 210
Utilities 16  0.4% 30% 50 15 3,738 131
Construction 1,292  10.5% 25% 1,479 370 92,422 3,235
Manufacturing 658  7.2% 20% 1,007 201 50,336 1,762
Wholesale Trade 415  8.2% 20% 1,158 232 57,888 2,026
Retail Trade 5,443  10.4% 10% 1,461 146 36,529 1,279
Transportation and Warehousing 205  7.6% 20% 1,070 214 53,507 1,873
Information 445  1.4% 80% 192 154 38,410 1,344
Finance and Insurance 597  1.7% 95% 235 223 55,844 1,955
Real Estate and Rental and Leasing 483  1.5% 95% 216 205 51,284 1,795
Professional, Scientific, and Technical Services 1,208  3.0% 95% 419 398 99,414 3,479
Management of Companies and Enterprises 0  0.7% 95% 105 100 25,004 875
Administrative and Support and Waste Management  419  6.1% 30% 851 255 63,824 2,234
Educational Services 2,832  6.8% 25% 953 238 59,556 2,084
Health Care and Social Assistance 2,050  9.3% 95% 1,308 1,242 310,533 10,869
Arts, Entertainment, and Recreation 625  0.7% 50% 97 49 12,152 425
Accommodation and Food Services 3,912  7.8% 20% 1,091 218 54,540 1,909
Other Services (except Public Administration) 1,619  2.9% 75% 406 305 76,138 2,665
Public Administration 954  4.1% 75% 575 431 107,742 3,771

Total 23,193 100.0% 14,041 0 1,259,218 44,073
Source: Bureau of Labor Statistics, DRCOG, CoStar, ArLand
[1] CoStar estimates 250 square foot per office job
[2] Eastlake Old Town office is approximately 3.5% of Primary Market Area Inventory.  Assumes that this share stays constant. 

Table 13 
Eastlake Old Town Office Demand, 2016‐2040 



 

DRAFT ‐ Page 39 
 

6.3 Office Recommendations 
 
Old Town Eastlake currently has office and business tenants that serve the surrounding 
neighborhoods and to some extent, a larger regional area. Additional businesses and offices would 
help bring in the day time population that is critical in helping to support smaller scale retail and 
restaurants. There are construction firms, automobile oriented services, hair and beauty services 
currently. In the past, office development has languished and while there may be demand for office 
and retail uses, the challenge is often finding the appropriate space and matching the tenant to the 
space available.  
 
While there is long term demand for 45,000 square feet of office space, office development would 
benefit from potential civic improvements and preservation activities that would benefit the 
community as a whole. Restaurant and food services would help support office development.   
 
Other downtowns and historic commercial corridors, as described in the next section, have a health 
and wellness niche, i.e. massage, chiropractic services, salons, spas, and similar services. These uses 
often fit well in a historic commercial district atmosphere and help to bring in weekday traffic.  
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VII. CASE STUDIES 
 
There are a number of downtowns and commercial corridors in the Denver metro area which have 
redeveloped over time which have important lessons learned for Old Town Eastlake. Downtown 
Louisville, Niwot, and Olde Town Arvada were mentioned during stakeholder interviews.  
Additionally, the redevelopment of Old South Pearl Street has important lessons potentially 
applicable to Old Town Eastlake.  
 
What these areas have in common is that they’ve become unique community destinations and 
service local and regional markets. All have a mix of historic with more contemporary buildings and 
historic street grids. All currently have recognized business associations with some joint marketing 
and special events.  
 
Business composition and mix may be more important than overall size of the downtown.  

 
Figure 18 
Downtown Niwot 

 
Source: Design Workshop 

 
Downtown Niwot, for example, is a healthy downtown which is relatively smaller scaled and 
with a mix of retail, services, and restaurants as shown in Figure 18. There are a modest 
number of businesses and a number of residences interspersed with the businesses in the 
downtown core.  
 
Downtown Louisville in Boulder County, is another example of a downtown off a major 
thoroughfare, similar to Old Town Eastlake. While larger than Niwot, Table 14shows the 
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variety of restaurants and retailers and Table 15 shows the wide variety of professional and 
business services which range from automotive related businesses, health and wellness, 
attorneys, accountants, etc.   
 
Table 14 
Restaurants and Shopping in Downtown Louisville 

 

Food and Drink Retail
12 Degrees Brewing Assorted Goods and Candy
740 Front Bella Frida Clothing and Folk Art
B.O.B.S. Diner By Chance
Bittersweet Café and Confections Creative Framing Art Gallery
Blue Parrot Dona Laurita
Casa Alegre Down Under Wine & Spirits
Double Happy Eleanor
Empire Lounge and Restaurant Eric Olson Master Jeweler
Gravity Brewing Eyeworks
Henry's Bar & Grill FingerPlay Studio
La Revolucion Taqueria y Cantina Found Underground Consignments
Lucky Pie Pizza and Tap House Gifts at Cooper's Corner
LuLu's BBQ Lafuma America
Madera Grill Little Horse Vintage and Books
Moxie Bread Co. Louie's Pet Supply
Por Wine House Louisville Gas & Grocery
Sweet Cow Ice Cream Mountain High Appliance
Tayziac J's Mudslingers Pottery
The Huckleberry Nina's Flowers & Gifts
The Melting Pot Old Friends
Tilt! Pinball Swoon Jewelry Studios
Vic's Espresso The Book Cellar 2
Waterloo The Fuzzy Antler
Zucca Italian Ristorante The Singing Cook

The Walnut Gallery
Ville de Luxe Boutique
Wildwood Guitars

Source: Louisville Downtown Business Association
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Each of the area contexts is different, but a healthy mix of businesses is important.  While major 
malls and shopping centers may focus solely on retail and restaurant uses, downtowns are a bit more 
eclectic and organic in their business mix.  One important consideration is ensuring that there is a day 
time population. While weekends are often busy, businesses can suffer during the week. Louisville, in 
particular, has a healthy mix of services that bring people in during the week.  
 
Both Old South Pearl Street and Olde Town Arvada have developed a health and wellness niche over 
time, which helps bring people in during the week and daytimes. 
 
Key businesses can be catalysts 
 
Key businesses can play important catalytic roles in area redevelopment. These key businesses are 
destinations and attract customers from a broad regional area.  The retail environment in Niwot was 
characterized as “sleepy” until the Colterra restaurant opened in 2006, which prides itself on 
working with local farmers to harvest and use the freshest produce.  The success of Colterra 
reportedly spurred opening of other unique culinary experiences in downtown Niwot.  Sushi Den on 
Old South Pearl Street was founded several decades ago, is wildly successful, and is routinely 

Table 15 
Services in Downtown Louisville 

Achtermann Chiropractic and Massage Ernest J. Villany, CPA Louisville Public Library Foundation State Farm Dave DiOrio
Afterbeat Drum school Essential Pharmacy  Medical Clinic Louisville Realty Associates State Farm Insurance
Alex Fuller Psychotherapy Figure Yoga Louisville Tire and Auto Care Staufer Team Real Estate
Amterre Property Group Front Porch Lutherie Louisville Wellness Center Stevens Preschool & Child Care
Bolder Insurance Front Street Hair Studio Love & Light Holistic Health Services Studio Sprout
Boulder Creek Builders Front Street Partners, LLC MadLab Media Group Sue McCullough Counseling
CADCO Front Street Rolfing & Acupuncture Main Street Piano Studio Summit Studio Architects
CARANCI, Inc. Full Circle Counseling MaryLynn Gillaspie Photography Summit Taekwon‐do
Centennial Conferences Ghisallo Massage Massage Therapy for the Body and Soul Team Mazur ‐ RE/MAX Alliance
Center Stream Pilates GitkindLaw Moffit Building The Art Underground
Center Your Body Pilates Great Western Bank MSR West The Deep Blue, LLC
Chase Bank Hair Culture Mudslingers Pottery The Galvis Group Real Estate
Chicago Title of Colorado Hartronft Associates, P.C. Murgallis Law Firm The Gstalder Louisville Law Group
City of Louisville Hearing Solutions  Paint and Indulge The Little Groomer Inc
Clay Art Pottery Group Hyperdog Media Radcliff Custom Furniture Upholstery The Patchwork School
Colorado Haiti Project Institute of Taoist Education and Acupuncture, Inc Raikes Properties The Treatment Center
Colorado Photo Jeremy Carlson Design Randall C. Bartlett, CPA, PC The Tree House Realtor
Colorado Real Estate Services Jo Leightner, Certified Grief Recovery Specialist Rautenstrauss & Joss Thunderbird Barbers
CWA K Financial RE/MAX Alliance Louisville Tienken & Associates, P.C.
DAJ Design Kaiser Lock & Key Service Reaching Higher Educational Center Trailhead Wealth Management, LLC
Dana V Music KGA Studio Architects Real Estate of the Rockies Trilogy Real Estate
David A. Wertz DDS Law Office of Catherine Brown, LLC Richardson & Associates Realty Twice Exceptional
Debk~Stylist Law Offices of Dominick M. Saia RMCS  Voltage
Discovery Counseling Center Louisville Auto Supply Rocky Mountain Ram Williamson Law Office
Dona Laurita Louisville Chamber of Commerce Salisbury Properties Yoga Junction
E. Stefan Fredricksmeyer Louisville Chiropractic Seward Mechanical Systems Zaremba Graphic + Web Solutions
Edward Jones Louisville Historical Museum Shelter Insurance ‐ Lindalee Schwinnen, Agent
ELC Photo Louisville Middle School Skew‐Matrix
Encore Data Products Louisville Property Management Spring Creek Music
Source: Louisville Downtown Business Association

Services



 

DRAFT ‐ Page 43 
 

described as the best sushi restaurant in 
the Denver metro area.  It has been widely 
credited for helping turn around the 
commercial district on South Pearl Street. 
The surrounding residences have also 
benefitted from the presence of the 
restaurant and other businesses.  
 
Parking must be managed.  
 
The lack of easily available parking is 
commonly cited as a business impediment 
in business districts and the topic came up 
during local Old Town Eastlake stakeholder 

interviews. Lack of available parking in Downtown Louisville was noted by Mark Zaremba, President 
of the Board of Directors of the Downtown Business Association, as the greatest current business 
challenge in its downtown. Olde Town Arvada provide community lots for parking off of its main 
downtown street.  
 
Successful businesses along Old South Pearl Street have dealt with parking in creative ways because 
community lots are not available.  As there are a number of churches with empty surface parking lots 
close by, businesses initially struck deals with churches to lease parking spaces during the evenings 
when surface parking was more difficult to come by.  On busy Friday and Saturday nights, some of 
the businesses have a shared valet service which they offer for free to customers. A customer can 
pull up in front of any one of the businesses and hand their keys to a valet who parks the car, 
typically in a nearby church parking lot. The Eastlake Masonic Center has a large lot which is not used 
very often and which can be used for similar purposes.  
 
Business associations are critical.  
 
Each of these communities has a business association participating in joint marketing, special events, 
and other types of collective activities that showcase the downtown. These organizations are often 
funded through the businesses with help from the local cities. They are critical and serve as the 
“front door” for each of their respective downtown and old town areas.   

 



 

DRAFT ‐ Page 44 
 

For example, the Downtown Louisville 
Business  Association  is  primarily 
responsible  for  maintaining  the 
downtown  streetscape,  lighting  and 
other  amenities.    This  organization 
receives  90%  of  its  funding  from  a 
“Street  Faire”  it  holds  on  Friday 
evenings  during  the  summer.    The 
organization  raises  the  remaining  10% 
from dues paid by members.       During 
the  Street  Faire  and  other  summer 
events  on‐street  parking  space  is 
converted  to  outdoor  seating  and 
other gathering space to support local 
businesses and vendors.     
 
The Public Sector has guided development  
 
Olde Town Arvada and downtown Louisville have strong area plans in place, design guidelines, 
historic district designation, and other tools at their disposal to guide development. Olde Town 
Arvada has helped with critical infrastructure provision (sidewalk, landscaping, and large plazas) to 
help with the pedestrian realm and placemaking. Arvada’s Olde Town library has a large plaza in 
front which attracts families and others to congregate on pleasant days.   
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The following is a summary of the status of recommendations identified in the 2003 Eastlake Subarea Plan (as of January 2017):

Key / Priority  Steps Comments / Actions Status Date Complete

Eastlake Subarea Plan - Transportation

1. Offer City of Thornton political support for 
the funding and construction of the line. The 
project will be managed by the Regional 
Transportation District.

City staff active participants of the 
North Metro team.

LINE UNDER 
CONSTRUCTION 
TO EASTLAKE

North Metro Light Rail 
to be completed to 
Eastlake by 2018 and 
to end of line at an 
undetermined time 

2. Promote the FasTracks proposal to fund the 
North Metro rail-based transit line.  FasTracks 
is a funding initiative that the Regional 
Transportation District will be taking to the 
voters in November of 2003 or 2004.  If 
approved by voters, FasTracks will provide 
funding for construction of the rail-based 
transit line through Thornton. 

FastTrack was approved by voters in 
2004. City staff active participants in 
the North Metro process.

LINE UNDER 
CONSTRUCTION 
TO EASTLAKE

North Metro Light Rail 
to be completed to 
Eastlake by 2018 and 
to end of line at an 
undetermined time

3. Realign 124th Avenue to connect to 126th 
Avenue to the west.

Constructed COMPLETE 2004

4. Realign Claude Court to improve traffic 
movement and to create an area for the 
planned transit stop.

Constructed COMPLETE 2016

5. Extend Lafayette Street to connect to 
Washington Center Parkway to the south. 

Item also proposed as part of the 
Eastlake Station Master Plan. To be 
constructed by developers.

FUTURE 
CONSTRUCTION

As development 
occurs

6. Construct the trails improvements 
recommended in Chapter 4 of the Eastlake 
Subarea Plan.

•	 Additional trails have been 
proposed as part of the Eastlake 
Station Area Master Plan.and will 
be incorporated into the Parks and 
Open Space Master Plan

•	 Trails connections planned for the 
Eastlake Open Lands are designed 
for construction in late 2017

COMPLETE AND 
IN- PROCESS

Anticipated Date of 
Completion:

2018

appendix 6:  

2003 Subarea Plan: 

Recommendations IMplemented
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Key / Priority  Steps Comments / Actions Status Date Complete

Eastlake Subarea Plan - Parks, Open Space and Trails 

1. Create an active park adjacent to the railroad 
tracks, south of 124th.

Eastlake Station Area Master Plan 
has identified this land as a potential 
interim RTD transit user overflow 
parking area which is needed since 
Eastlake will be the interim end- of 
line station 

DESIGN OF 
PARKING AREA IN 
PROCESS

Anticipated Date of 
Completion: Interim 
RTD parking will need 
to be completed prior 
to North Metro Line 
opening day 2018

2. Construct a linear park in the City-owned 
property along the railroad tracks.  Save space 
to accommodate needed parking in this area. 

Open Lands Plan for this area and 
the Grain Elevator are included in the 
Eastlake Station Area Master Plan.

IN PROCESS To be decided

3. Install trail connections from the Eastlake 
Station to allow access to trails in the area 
surrounding Eastlake.  

See trail item 6 under Transportation. COMPLETE AND 
IN- PROCESS 

2018

Eastlake Subarea Plan - Land Use

1. Revise and adopt a strengthened Eastlake 
Preservation/Revitalization Zoning District to 
enact key land use recommendations. 

Separate zoning districts were adopted 
for applicable parts of Eastlake

COMPLETE Adopted in 2003

2. Direct developers, City staff and others to use 
the Eastlake Subarea Plan as a guide for new 
development in the Eastlake Neighborhood. 

Done as part of development review 
process.

ONGOING N/A

Eastlake Subarea Plan - Historic Conservation and Urban Design

1. Consider adopting a local historic preservation 
ordinance to protect those structures that 
contribute to the history of Thornton.

City Council adopted a Local Historic 
Recognition Ordinance in 2012

ADOPTED Adopted by City 
Council in 2012 

2. Research the availability of State Historical 
Society grant funding to conserve and 
enhance the unique character of Eastlake and 
apply for funding when appropriate.   

Staff has researched the Grant 
application process and will apply for 
funding if appropriate

AWAITING 
DIRECTION

To be programmed

3. Revise the Eastlake Preservation/Revitalization 
zoning district to implement key design 
guidelines of the Eastlake Subarea Plan.  

Approved COMPLETE Adopted in 2003

4. Direct developers, City staff and others 
working in the Eastlake Neighborhood to 
use the Subarea Plan as a guide for new 
development.   

Done as part of development review 
process. 

ONGOING N/A
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Key / Priority  Steps Comments / Actions Status Date Complete

Eastlake Subarea Plan - Water Infrastructure

1. The City is committed to continued 
discussions with the Eastlake Water and 
Sanitation District regarding Eastlake’s water 
issues.

•	 Eastlake property owners hook 
up to City wastewater system 
complete.

•	 City assisted by using CDBG 
funds where eligible. 

•	 Low cost loans used for balance 
of project.  

COMPLETE 2005

Eastlake Subarea Plan - Economic Development

1. Coordinate with the Eastlake business 
owners and the City of Thornton Business 
Development Marketing Specialist to 
create increased visibility for the Eastlake 
Neighborhood. 

Business Development Sector has 
ongoing contact with businesses in 
the City including those in Eastlake.

ONGOING N/A

2. Consider revising the Eastlake development 
incentives to include retail businesses on a 
case-by-case basis.  At present the incentives 
are available to only professional services. 

City has a Business Improvement 
Program (BIG) that offers grants to  
businesses in the City that would 
apply to Eastlake businesses

ONGOING N/A

3. Enhance the Eastlake commercial district by 
expanding business development to the west 
side of the Union Pacific Railroad tracks. 

Eastlake Station Area Master Plan 
proposes development on the west 
side of the railway tracks

FUTURE 
CONSTRUCTION

To be constructed by 
a developer, timing 
determined by the 
market  
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Subject: A resolution adopting the 1121h Avenue Station Area Master Plan as a part of the 
Comprehensive Plan . 

Recommended by: Jeff Coder~11u ~J~Ff~~P-.. Approved 

Presenter(s): Karen Widomski, Senior Policy Analyst 

SYNOPSIS: 

Ethredge Ordinance previously 
introduced by: 

The 1121h Avenue Station Area Master Plan ("STAMP") provides a planning framework for development 
within the study area around the future Regional Transportation District (RTD} FasT racks Station at the 
Northglenn at 1121h Station located at 1121h Avenue and York Street. This STAMP will serve as a basis 
for policy, regulatory, and investment decisions needed to make a vibrant mixed-use station area a 
reality. The STAMP, included as Attachment A to the resolution, provides guidance related to the types 
of land uses and infrastructure desired by the community through specific STAMP elements including 
the Station Area Vision, the Preferred Alternative, Design Guidelines, and Implementation Strategies. 

The 1121h Avenue STAMP furthers the 2012 Comprehensive Plan policy to "Facilitate the development 
of well-designed and integrated mixed-use developments at anticipated future FasT racks stations, and 
ensure suitable pedestrian connections with surrounding neighborhoods". 

RECOMMENDATION: 

Staff recommends Alternative No. 1, approve the resolution to adopt the 1121h Avenue Station Area 
Master Plan to provide guidance on development within Thornton's jurisdiction around the future 
station. 

BUDGET/STAFF IMPLICATIONS: 

The 1121h STAMP is funded in part by a federal Transportation Improvement Program (TIP) grant 
awarded to the City of Northglenn that requires local matching funds. The City of Thornton allocated 
$10,000 for this project toward the $30,000 local match required for Northglenn to obtain TIP funding 
for this project. Thornton contributed $5,000 in 2015 at the start of the project, and $5,000 at the end 
of 2016 when the draft plan was completed. 

ALTERNATIVES: 

1. Approve the resolution adopting the 1121h Avenue Station Area Master Plan. 
2. Revise the 1121h Avenue Station Area Master Plan as directed by Council and bring the revised 

plan back at a future City Council public hearing. 
3. Do not approve the resolution. 



COUNCIL COMMUNICATION 
PAGE2 

BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): (includes previous City Council action) 

I. STAMP Background and Purpose 
The cities of Thornton and Northglenn worked together with the consulting firm Leese & Associates to 
conduct the 1121h STAMP planning process. The key objective of this STAMP is to plan for transit
oriented development near the Northglenn at 1121h Station. Northglenn has been responsible for 
leading, administering, and managing the 1121h STAMP process. However, Thornton entered into an 
intergovernmental agreement with Northglenn in 2015 to partner on this project in order to have the 
consultant evaluate the portion of the project area within Thornton's jurisdiction. A significant portion 
of the study area falls within Thornton, including approximately 74 acres of vacant land. Through this 
partnership, Thornton ensured that appropriate land uses were identified for the Thornton area with the 
intent of guiding future developers. Transportation connections between Thornton's existing 
neighborhoods and the station have also been explored to make the station accessible for Thornton 
residents. Partnering with Northglenn to complete station planning efforts will also put Thornton in a 
better position to obtain transit funding in the future. 

This STAMP is a policy guiding document only and does not change the current zoning on properties 
within Thornton. If Thornton desired to change the zoning of properties within Thornton, rezoning of 
the properties would need to be considered by Thornton City Council as a separate action. 

The planning process for this project started in July 2015 and included three Council briefings, two 
Milestone Review Committee Meetings, key informant interviews, property owner meetings, and two 
well-attended community meetings. A developer's forum was also held to elicit opinions of the land 
use concepts. The initial draft of the STAMP document was completed in November 2016 and made 
available for public review and comment throughout December 2016. 

II. STAMP Plan 
The 1121h Avenue Station Area Plan document generally includes the following information: 

• Chapter 1: Introduction includes the background and scope of the plan. 
• Chapter 2: Land Use Considerations includes a summary of transit-oriented development 

principles, surrounding land uses, market analysis, and developer input. 
• Chapter 3: Land Use Concepts and Preferred Alternative illustrates three land use 

alternatives considered for the vacant land within the project area, as well as the selected 
Preferred Alternative. This chapter also includes information on the industrial area in 
Northglenn, and a summary of utility data. 

• Chapter 4: Strategic Mobility Planning presents connectivity goals for the station area, and 
an assessment of roadway, transit, bicycle, and pedestrian infrastructure. 

• Chapter 5: Recommendations for City of Northglenn, recommends implementation 
strategies for the City of Northglenn to enable the station area to develop as envisioned in this 
plan. 

• Chapter 6: Recommendations for City of Thornton, recommends implementation strategies 
for the City of Thornton to enable the station area to develop as envisioned in this plan. 

• Five Appendices comprised of 1) a Station Area Market Analysis, 2) a summary of the 
Developer Forum, 3) an Infrastructure Assessment, 4) Northglenn's H.E.A.L. Committee 
Walkability Assessment, and 5) Transit Oriented Development ("TOO") Public Space Design 
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Guidelines. The information in these appendices contributed towards the development of the 
final recommendations for the Plan. 

Ill. STAMP Guidance 
The Plan provides guidance related to the types of land uses, transportation connections and other 
critical infrastructure necessary to ensure vibrant development near the station through specific STAMP 
elements including the Station Area Vision, the Preferred Alternative, Market Analysis, Design 
Guidelines, and Recommended Implementation Steps. 

Station Area Vision 
The project team developed the following vision statement for the station area, intended to guide the 
recommendations in the plan: "Create a station area that serves the surrounding neighborhoods as a 
vital and vibrant community hub, that provides enhanced connectivity between the station and 
surrounding neighborhoods, and that strengthens and sustains the diverse industrial uses to the south." 

Preferred Alternative 
The Preferred Alternative for the station area is based on the established vision, Council direction, the 
market analysis, existing conditions analysis, stakeholder outreach, and property owner and developer 
input. The Preferred Alternative is identified in Chapter 3 of the STAMP. Per the market analysis and 
developer's forum, this site will be primarily residential. It is most likely to support a single-family 
detached housing development in the near-term with potential for higher density housing development 
closer to the station in the longer term. A flexible range of densities has been identified because, 
although higher density is desired near the station, it may be difficult to achieve higher density at this 
site. Therefore, even the areas identified as medium and high densities would allow lower density 
development. A limited amount of commercial, either retail or neighborhood office, has been identified 
as a potential land use at the intersection of 112th Avenue and York Street, and directly across from the 
station. However, due to location, commercial uses may be difficult to attract at this site and therefore 
have only been identified as optional, not required. 

The Preferred Alternative also identifies the existing floodplain which could be used as a greenway 
amenity with a pedestrian trail. Significant park space is not identified because the floodplain comprises 
so much of the site and the site will be burdened with significant costs for drainage improvements. 
Therefore, the alternative shows only a small park on the northern end of the site. The exact location 
and size of the park would be determined with the development submittal based on the public land 
dedication requirement. 

Market Analysis 
A Market Analysis for the station area was conducted by Arland Land Use Economics and is included 
as Appendix 1 in the STAMP. Essentially, the analysis concluded that the following land uses could be 
supported near the station: 

• Residential: 
50-1 00 single-family detached homes 
900-1,200 multifamily (MF) units in the form of town homes, condos, or apartments 
(townhomes comprising 20% of MF total) 
Should incorporate mixed income housing, senior housing, potentially senior continuum 
of care, or housing serving disabled residents. 
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• Commercial: 
A modest amount of retail, up to 30,000 square feet (sf), most likely at the intersection 
of York Street and 1121h Avenue- weakest option so any option including retail should 
include the flexibility to expand to other land uses 
Future potential for limited 13,000 sf of neighborhood offices (medical offices, insurance 
brokers, etc.) 

Design Guidelines 
The STAMP also identifies TOO guidelines that focus on design of the "urban realm" around the 1121h 

Avenue Station Area. These guidelines are identified in Appendix 5 of the STAMP. The guidelines 
provide suggestions for creating a unique sense of place, for helping with transportation connections 
and parking management, and considerations to ensure that the station area is environmentally and 
fiscally sustainable. 

Recommended Implementation Actions 
The STAMP report concludes with implementation actions that the City of Thornton will need to take 
over the course of several years to ensure the vision and land use concept of the Plan. Implementation 
will require ongoing collaboration and partnerships between Thornton, Northglenn, RTD, other public 
agencies, the private sector, and Thornton residents. The Implementation Strategies are described in 
detail in Chapter 6 of the Plan. The STAMP contains a separate chapter providing recommendations 
for the City of Northglenn. 

IV. Public Outreach 
Public input was an integral aspect of the planning process for this study. In addition to the direction 
from Thornton and Northglenn City Councils, the initial draft STAMP was written with consideration of 
the input received from property owners, developers, key stakeholders, and the community members 
who attended the public open house on November 12, 2015 (approximately 130 attendees) and the 
community meeting on June 29, 2016 (approximately 112 attendees). 

The November 2016 draft STAMP was made available to the public on the project website and at the 
Thornton and Northglenn planning offices for review and comment throughout December 2016. 
Feedback received on the draft was consistent with what had been heard throughout the development 
of the plan. General comments included: support for affordable housing and mixed use development; 
support for multiuse trails, sidewalks, and/or connections to the station from the neighborhoods, 
particularly for the Thornton neighborhoods to the northeast; and concerns about traffic. There were 
also two comments received about particular concerns relevant to Thornton. First, the owner of the 
vacant land at the northeast corner of 1121h Avenue and York Street submitted comments on the draft 
indicating that he was not in favor of commercial on his property or the realignment of York Street. 
Additionally, he suggested changing the Preferred Land Use Concept to increase the density on the 
eastern portion of his parcel from Residential Low to Residential Low/Medium. Staff does not 
recommend increasing the density in the location suggested by the property owner because this area 
is beyond the "core transit area" which is the area within a % mile from the station. Staff recommends 
tapering down of densities beyond the % mile area in order to provide transition to the existing 
neighborhood. Second, a business owner in Woodglenn Plaza expressed concern that the expansion 
of 1121h Avenue to five lanes could negatively impact access to the shopping center. Infrastructure staff 
will be working with the Woodglenn Plaza owners to address the access concern once the design of 
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the 1121
h Avenue widening starts, anticipated to begin in the second quarter of 2017. Overall, the 

comments received during the draft review period did not result in any substantive changes to the draft 
plan reviewed by Thornton City Council at the November 22, 2016 Planning Session. 

V. Project History 

Timeframe 
July 28, 2015 

July 2015 

3rd Quarter 2015 

4th Quarter 2015 

November 12, 2015 

4th Quarter 2015 -
1st Quarter 2016 

1st Quarter 2016 

2nd Quarter 2016 

May 24, 2016 

June 29, 2016 

Project Task 
Thornton City Council approved the intergovernmental agreement between the City of 
Thornton and the City of Northglenn regarding participation in the City of Northglenn's 
112th STAMP at their City Council meeting. 

Project kick-off 

Task A - Develop communication strategy, data analysis, stakeholder interviews, 
walking audit 

Task B- Infrastructure evaluation, milestone review committee meeting 

Community Meeting #1 

Task C- Market analysis, land use concepts and existing conditions analysis 

Task D - Strategic mobility planning, identify multimodal connections and mobility 
scenarios 
Task E - Land Use Plan, develop land use alternative, held second milestone review 
committee 
Council Update on land use alternatives 

Community Meeting #2 

3rd- 41h Quarter 2016 Task F- Final documents, develop preferred land use alternative, create draft STAMP 
document, milestone review committee document review 

November 22, 216 

December 2016 

February 28, 2017 

-March 2017 

Public Hearing Notice 

Planning Session on draft STAMP 

Public review and comment of draft STAMP 

Formal adoption of STAMP by Thornton City Council. 

Formal adoption of STAMP by Northglenn City Council 

On February 10, 2017, the public hearing notice was mailed to all Thornton addresses within a one
mile radius of the Northglenn at 1121h Station. The public hearing notice was published on February 
16, 2017 in the Northglenn-Thornton Sentinel. 

The City of Northglenn will hold a separate public hearing for approval of the 1121h Avenue STAMP by 
the Northglenn City Council. Northglenn will be responsible for notifying Northglenn residents of their 
public hearing. Northglenn staff is anticipating that the STAMP will be considered for adoption by 
Northglenn City Council in March 2017. 



COUNCIL COMMUNICATION 
PAGE6 

NOTICE OF CITY COUNCIL PUBLIC HEARING 

112rH AVENUE STATION AREA MASTER PLAN ......._ ____ _ ---:--7" 

SPCD 2015-004 _Public Notice 

NOTICE OF CITY COUNCIL 
PUBLIC HEARING 

The City Council of the City of Thornton will hold a public hearing to considt .ll~%~~~~e_s~~O:O:~ 
'1121

h Avenue Station Area Master Plan' ('1121
h STAMP') which is intended tcTOOcityColJi!OlloftllOGI{y-ofThoolronwilihold 

planning framework for development around the future commuter rail station lo1 a pubnq ~ea~ng ·'P . ~Illl•l!ler ~e ~dopli.?~ of the 
. . . . . '112th Avenue. Stiil@! A,re_a t<~ast~r Ri,an' (''!}12th 

and York Street The final draft 112th STAMP document IS available on the Cr STA~P/)_whlch 18 l!itend~ to provl~ii ·B _V18 an 
· .and plannlng (re.mework for development 

at gocot net/112thStationPian around the Mur&commuter rau stauon tocated 
• • at '1'12th Avenue and York Street The'final draft 

1121h ST,b;MP document Is avalla_lile on. the City 
of Thornton website. at gocot.neV112thStation-

ThiS hearing will be held on February 28, 2017 at 7:00p.m., or as soon as pes Plan. 

Thornton City Hall in the Council Chambers, 9500 Civic Center Drive, Thorntc ~~{~ ~~·1:'~8 ;i.~'.,b;t ~~~:~/::~0~1:1~ 
thorealtor, at the Thornton City Holl In the 
Council Chambers, 9500 Civic Center Drive, 

A copy of the 1121h STAMP is on file at the City Development Department o Thomton,cororado. 

9500 Civic Center Drive, Thornton, Colorado, 80229, and is available for pub/ ·~~~r~~~~n11:::~~:~-6~'~~:t~tYG~ 
lt\ornton. 0500 Civic Cenler Drive. Tl!omton, 
Colorado, 60229, and Is available for public in-

Any interested party may appear at this meeting or may communicate their inte spection. 

by written notice. Written notice must be received prior to, or during the ~~~~~~e=~t~~t::'~~r~:,:!l~~m:_e~~ 
t. . th' t I t t th c·t f Th t c·t D . 'Colfqcll by wrttt.en nolle!;. Written notr~ ·must'be ques IOnS COncerning IS mater, pease COn ac e I y 0 orn On I y e1 recelveaprlor to, or cluing QJe 111eeUng1 l( you 

·1\ll.ve questlo'l• 'concerning t~la me11eJ, ptease 
at 303-538-7295. ~ontact the City oiTI\ornton City Oevelo'pmefll 

Department at 303-638-7295. · • 

If you are disabled and planning to attend this public meeting and require assis 
or participating, please notify the City's ADA Coordinator at 303-538-7245, 
advance and arrangements will be made to provide any assistance that rr 
access is available through Colorado Relay at 711 or you can also contact 
Department by email at CityDevelopment@cityofthornton.net. 

lr YoU ere qisabled and planning ·lo atteod,th s 
pu6flc;meetlpg and requ\re assfo;!at~ce1 n under
atancll,g or participating, Ri88se nojlfY thii City's 
ADA Coordinator at 303-53&72.45, at least eight 
nou~s In ,advance and arr.anoements will be. 
made to p.rov)<~S any 89'slslill\oe thatP,~IiY be re
qutre9, '{DO ocx;ass Ia a_vallable lhr:Pygh·CoiQf· 
a~o ~e{ay at 711 or you can also contact !he 
CitY Oevetojlmenl OepartmentJoy email at Clty
Pevetopment@CityQIIhor~t.on.net . 

CITY COUNG.II- Of THE 
CITY OF THORNTON, COLORADO 

CITY COUNCIL 1 HeldiKWlflloms, Mayor 
ATIEST: ·Nancy ~-Vincent, qty Clerk 

ATTEST: Nancy A Vincent, City Clerk 
APPROVED AS TO FORM: Luis A Corchado, City Attorney 
PUBLISHED: February 16, 2017 

CITY OF THOR~ APPR0VEOASTOFOR.,: 
'Lui! A. Corchado City Attorney 

Heidi K. Williams, Mayor 
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*City of Thornton 

NOTICE OF CITY COUNCIL PUBLIC HEARING 
112TH AVENUE STATION AREA MASTER PLAN (SPCD 2015-004) 

The City Council of the City of Thornton will hold a public hearing to consider the adoption of the 
'1121h Avenue Station Area· Master Plan' ('1121h STAMP') which is intended to provide a vision and 
planning framework for development around the future commuter rail station located at 112th Avenue 
and York Street. The final draft 112th STAMP document is available on the City of Thornton website 
at gocot.net/112thStationPian. 

This hearing will be held on February 28, 2017 at 7:00p.m., or as soon as possible thereafter, at 
the Thornton City Hall in the Council Chambers, 9500 Civic Center Drive, Thornton, Colqrado. 

A copy of the 1121h STAMP is on file at the City Development Department of the City of Thornton, 
9500 Civic Center Drive, Thornton, Colorado, 80229, and is available for public inspection. 

Any interested party may appear at this meeting or may communicate their interest to the City Council 
by written notice. Written notice must be received prior to, or during the meeting. If you have 
questions concerning this matter, please contact the City of Thornton City Development Department 
at 303-538-7295. 

If you are disabled and planning to attend this public meeting and require assistance in understanding 
or participating, please notify the City's ADA Coordinator at 303-538-7245, at least eight hours in 
advance and arrangements will be made to provide any assistance that may be required. TDD 
access is available through Colorado Relay at 711 or you can also contact the City Development 
Department by email at CityDevelopment@cityofthornton.net. 



RESOLUTION 

A RESOLUTION ADOPTING THE 112rH AVENUE STATION AREA MASTER PLAN AS 
A PART OF THE COMPREHENSIVE PLAN. 

WHEREAS, the Northglenn at 1121h Station ("Station") located at 1121h Avenue and 
York Street has been identified by Regional Transportation District (RTD) as a transit 
station for the North Metro FasTracks corridor; and 

WHEREAS, the cities of Northglenn and Thornton share common boundaries on 
York Street between 112th Avenue and 120th Avenue; and 

WHEREAS, Northglenn was awarded Transportation Improvement Program 
funding to conduct a Station Area Master Plan ("STAMP") for the area surrounding the 
Station; and 

WHEREAS, the cities of Northglenn and Thornton entered into an intergovernmental 
agreement in August 2015 wherein Thornton agreed to contribute $10,000 towards the 
STAMP so that the STAMP would include an assessment of appropriate land uses for the 
vacant land within the study area within Thornton's jurisdiction as well as transportation 
connections between Thornton's existing neighborhoods and the station; and 

WHEREAS, the 1121h STAMP was prepared to guide development in the vicinity of 
the Station; and 

WHEREAS, the STAMP provides guidance related to the types of land uses, 
infrastructure, and transportation connections desired by the community through specific 
STAMP elements including the Station Area Vision, the Preferred Alternative, and 
Implementation Strategies; and 

WHEREAS, the Thornton City Council adopted the 2012 update to the Thornton 
Comprehensive Plan on September 11, 2012; and 

WHEREAS, the STAMP furthers the Comprehensive Plan policy to "Facilitate the 
development of well-designed and integrated mixed-use developments at anticipated 
future FasTracks stations, and ensure suitable pedestrian connections with surrounding 
neighborhoods"; and 

WHEREAS, the 1121h Avenue STAMP will be used by City Council, City Boards 
and Commissions, other City officials, residents, developers, and City staff to ensure a 
well-designed and integrated mixed-use development around the future Northglenn at 
1121h Station. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF THORNTON, COLORADO, AS FOLLOWS: 



The 1121h Avenue STAMP, attached as Attachment A to this resolution, is hereby 
adopted as an implementation document of the 2012 Thornton Comprehensive Plan. 

PASSED AND ADOPTED at a regular meeting of the City Council of the City of 
Thornton, Colorado, on , 2017. 

CITY OF THORNTON, COLORADO 

Heidi K. Williams, Mayor 

ATIEST: 

Nancy A. Vincent, City Clerk 
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CHAPTER ONE: INTRODUCTION

1.1 Background
In	2018,	the	Denver	area	Regional	Transportation	
District	(RTD)	will	open	its	North	Metro	electric	
commuter	rail	line,	the	culmination	of	years	of	
planning	and	inter-governmental	cooperation	
between	the	agency	and	the	communities	along	
the	18.5-mile	line.		The	North	Metro	line	is	
focused on serving the rapidly growing northern 
suburbs	of	the	Denver	metro	area,	including	the	
cities	of	Northglenn	and	Thornton.		One	of	the	
North	Metro	line’s	stations	is	located	at	112th	
Ave.,	on	the	east	side	of	the	city	of	Northglenn	adjacent	to	the	city	of	Thornton’s	municipal	limits	at	
112th Ave. and York St.

This	Station	Area	Master	Plan	(STAMP)	is	focused	on	creating	a	vision	of	future	land	use	and	coordinated	
transportation	infrastructure	in	proximity	to	the	Northglenn	at	112th	Station.		This	vision	will	guide	
future	land	use	decisions	in	proximity	to	the	station	to	ensure	that	land	uses	and	transportation	network	
improvements	are	transit-supportive	and	coordinated	between	the	cities	of	Northglenn	and	Thornton.		
This	coordination	and	planning	will	provide	a	vibrant,	walkable,	mixed-use	community	in	and	around	the	

station.

1.2 Project Overview and Scope
This	STAMP	will	focus	on	the	traditional	½-mile	radius	direct	station	influence	areas	and	the	broader,	
indirect	influence	or	market	areas	(comprised	of	people	and	businesses	that	are	not	located	in	direct	
proximity	to	the	station	but	still	interact	with	the	station	area).	These	influence	areas	will	incorporate	
pedestrian,	bicycle,	and	roadway	network	connections	to	provide	access	to	the	station	in	addition	to	
transportation	services	such	as	forms	of	paratransit	that	are	critical	to	station	access	and	ridership.		
Indirect	influence	areas	could	be	up	to	one	mile	from	the	station	or	could	be	determined	by	the	
influence	of	other	stations	to	the	north	(Eastlake	
at	124th	Ave.)	or	south	(104th	Ave.).

This project relied on a coordinated planning 
effort	between	the	cities	of	Northglenn	
and	Thornton	to	ensure	the	optimization	of	
potential	transit-oriented development (TOD) 
opportunities	around	the	station	and	to	aid	in	
maximizing	the	utility	and	usefulness	of	the	
planned transit infrastructure.

Station Area Vision (developed by project
   team and stakeholders):

Create a station area that serves the 
surrounding neighborhoods as a vital and 
vibrant community hub, that provides 
enhanced connectivity between the station 
and surrounding neighborhoods, and 
that strengthens and sustains the diverse 
industrial uses to the south.

General Characteristics of Transit-Oriented
    Development (TOD):

• A	vibrant	mix	of	land	uses.

• A well-connected street-network and a menu 

of	mobility	services.

• Compact	and	compatible	development.
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1.3 Guiding Principles

Assuming	near-term	development	will	occur,	the	
cities	of	Northglenn	and	Thornton	would	like	to	
maximize	the	property’s	development	potential,	
ensure	a	sense	of	place,	and	reflect	the	cities’	
values and interests and those of their partners. 
The	following	are	guiding	principles,	based	on	the	
two	cities’	planning	guidelines	and	aspirations	that	
summarize	their	interests:

 ▪ Diversify housing:  The majority of the housing 
in the area was constructed in the middle of 
the	last	century,	and	the	area	currently	fills	the	
role of providing starter housing or housing 
that	is	attainable	for	residents	of	the	region.	
The	city	of	Thornton	in	particular	aims	to	
diversify its housing stock with development of 
the	Northglenn	at	112th	Station	area	through	
a	mixture	of	residential	products.	This	mix	of	
housing products should provide emerging styles 
of housing not currently found in Northglenn 
and	Thornton,	should	leverage	the	advantage	
of	the	transit	infrastructure,	and	should	provide	
contemporary components of mixed-use 
placemaking	(recently	defined	by	the	Urban	
Land	Institute	as	“combining	elements	of	the	
built	environment	in	a	compelling	way	that	
attracts	people”).

 ▪ Retail:  The	two	cities’	interests	are	to	create	
a community that includes a small amount of 
neighborhood-serving	retail	that	is	appropriate	
to levels of demand and that provides convenient 
and	essential	retail	services	to	the	immediate	
station	area.
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both near the station and in the 
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 ▪ Build transit-supportive mixed-use 
development:  The site represents a key 
opportunity	for	capitalizing	on	TOD	densities	
(18+	units/acre)	and	a	mixed-use	land	program	
that	would	maximize	sustainable	and	“sense	
of	place”	transit-supportive	development.	The	
cities	desire	to	use	traditional	TOD	principles	
of development that are appropriate to the 
site context and market area while at the same 
time	ensuring	the	maximum	opportunity	for	the	
public	partnership	between	the	two	cities	and	
RTD.

 ▪ Create a place:  As the Northglenn at 112th 
Station	area	develops,	the	desire	to	create	
a	“great	place”	is	critically	important	and	
vital	to	the	community.	From	the	outset,	the	
cities’	shared	interest	has	been	the	creation	
of	a	place	that	leverages	the	unique	assets	
surrounding the site to create a development 
with	special	character	and	a	uniqueness	all	its	
own.		Placemaking	and	its	tenets	will	be	at	the	
forefront of development proposals that the two 

cities	will	seek	to	endorse.
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1.4 Key Goals
Several	goals	were	formulated	by	the	project	team	and	stakeholders	as	the	project	proceeded	to	help	
guide	the	initial	development	concepts	for	the	station	area:

City of Northglenn

 ▪ Provide	good	access	to	the	station	from	the	surrounding	established	neighborhoods	and	ridershed.
 ▪ Ensure	a	good	transition	of	existing	industrial	properties	along	112th	Ave.	to	better	uses.
 ▪ Develop	a	strategy	for	the	opportunity	property	closest	to	the	station	(5.4	acres).
 ▪ Focus	on	the	creation	of	a	“place.”

City of Thornton

 ▪ Identify	optimal	land	uses	based	on	proximity	to	the	future	station,	but	also	be	realistic	from	a	
market	perspective	and	existing	conditions.

 ▪ Identify	good	multimodal	connections	to	the	station	and	surrounding	neighborhoods,	existing	trails,	
and	the	Margaret	W.	Carpenter	Recreation	Center.

 ▪ Recommend design standards that can help create a TOD-feel and sense of place to the extent 
possible	in	this	area.

Overall Transportation and Mobility Strategy

 ▪ Examine	mobility	to	and	from	the	station,	for	all	forms	of	transportation	in	an	effort	to	promote	
transit	use	and	enhance	access	to	the	station.

 ▪ Outline	operational	improvements	to	existing	transportation	services	and	innovative	approaches	to	
alternative	strategies	that	would	provide	the	highest	levels	of	accessibility.

 ▪ Provide	pedestrian	and	bicycle	connections	to	the	transit	station.
 ▪ Connect	existing	trail	and	open	space	networks.
 ▪ Create	a	safe	and	convenient	environment	to	walk	and	bicycle	through	and	between	activity	centers	

and	neighborhoods.
 ▪ Improve pedestrian access across regional thoroughfares.

Overall Land Use and Development Goals

 ▪ Examine	and	promote	land	use	policies,	urban	design	standards,	and	development	strategies	that	
will	assist	the	cities	of	Northglenn	and	Thornton	in	fostering	high-quality	development	and	active	
and	vital	neighborhoods.

 ▪ Understand	the	future	market	demands	for	development	and	conditions	that	may	foster	Transit	
Oriented Development.

 ▪ Build	community	consensus	around	a	long-term	vision	for	the	station	area	that	leverages	RTD’s	
investment	and	promotes	transit-supportive	uses.

 ▪ Promote	a	mix	of	housing	types,	with	higher	densities	located	closer	to	the	station.

1-4
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1.5 Project Area Background

The North Metro Line

The	North	Metro	commuter	rail	line	is	part	of	the	RTD	FasTracks	regional	transit	system	expansion	
program	to	build	more	than	100	miles	of	rail	transit	throughout	the	Denver	region.	The	Northglenn	
at	112th	Station	is	part	of	the	18.5-mile	North	Metro	line	that	is	proposed	to	run	from	Denver	Union	
Station	in	downtown	Denver,	through	Commerce	City,	Thornton,	and	Northglenn	to	just	north	of	
Highway	7	in	north	Thornton.		Currently,	the	line	is	funded	to	the	Eastlake	at	124th	Station,	as	shown	in	
Figure	1-1,	and	is	expected	to	open	in	2018.		This	means	that,	under	current	plans,	the	Eastlake	at	124th	
Station	is	assumed	to	be	the	end-of-line	station	when	the	line	opens	in	2018.

Figure 1-1: North Metro Rail Line

Source:	RTD
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Northglenn at 112th Station

The	Northglenn	at	112th	Station	and	Park-n-Ride	will	be	located	just	north	of	112th	Ave.	along	York	St.,	
with	the	station	located	east	of	the	former	Union	Pacific	railroad	tracks.		Figure	1-2	shows	details	of	the	
proposed	station.		The	project	shows	the	316	parking	spaces	currently	planned	for	the	Park-n-Ride	at	
the	station	on	opening	day	(according	to	RTD’s	fact	sheet	for	the	station),	with	bus	circulation	planned	
for	the	south	end	of	the	station	footprint.		When	the	line	opens	in	2018,	rail	service	is	anticipated	to	be	
every	20	minutes	during	peak	periods	(6-9	a.m.	and	3-6	p.m.	on	weekdays),	and	every	30	minutes	during	
off-peak	periods.

Figure 1-2: Northglenn at 112th Station

Source:	RTD
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Station Area

Figure	1-3	illustrates	the	station	area	under	study	for	this	project	(roughly	a	half-mile	radius	from	the	
station	platform).		York	St.	comprises	the	municipal	boundary	between	Northglenn	and	Thornton.		The	
station	site	itself	is	adjacent	to	single-family	residential	development	to	the	west	and	southeast,	and	
an	industrial	park	to	the	southwest	(west	of	the	railroad	line).	On	the	Thornton	side,	the	station	is	
adjacent	to	vacant	parcels,	drainage	ways,	and	a	horse	ranch	immediately	to	the	east,	with	single-family	
residential	to	the	northeast	and	east.

Figure 1-3: Project Station Area

Source:	Project	Team
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1.6 Key Station Area Data Summary: Demographics

This	section	summarizes	the	major	demographic	information	included	in	this	report’s	Station	Area	
Market	Analysis,	the	full	text	of	which	is	included	in	Appendix	1.		The	analysis	is	focused	on	the	station	
area	as	well	as	what	is	called	a	Primary	Market	Area	(PMA),		which	is	the	area	from	which	a	project	will	
draw	the	majority	of	its	residents	(housing),	patrons	(retail),	employees	(office,	industrial,	institutional)	
and	visitors.	These	areas	will	also	likely	be	a	source	of	competition/	demand.		A	real	estate	market	area	
is	an	area	with	generally	comparable	population	and	household	characteristics.	In	the	case	of	residential	
projects,	it	is	typically	a	two-to-three	mile	radius.		The	boundaries	of	the	PMA	generally	represent	a	
three-mile	market	area	and	extend	just	west	of	I-25,	north	to	136th	Ave.,	south	to	about	96th	Ave.,	and	
east	to	the	current	edge	of	development	in	Northglenn/Thornton	(see	Figure	1-4).

Figure 1-4: Primary Market Area

Source:	Northglenn	at	112th	Station	Area	Market	Analysis,	ArLand	Land	Use	Economics
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Population and Household size: 	Table	1-1	summarizes	the	population	and	household	size	data	for	the	
station	area,	the	PMA,	and	local	jurisdictions.		Approximately	3,400	people	live	within	the	station	area.		
Average	household	sizes	in	the	station	area	are	about	2.7	persons	per	household	and	slightly	higher	
throughout	the	PMA.		The	city	of	Northglenn	has	an	average	household	size	of	2.58,	while	the	city	of	
Thornton has 2.93 persons per household.

Table 1-1: Population and Household Size

Source:	Northglenn	at	112th	Station	Area	Market	Analysis,	ArLand	Land	Use	Economics
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Age:  Figure	1-5	illustrates	the	age	breakdown	of	the	station	area,	the	Primary	Market	Area,	and	local	
jurisdictions.		There	is	a	concentration	of	seniors	in	Northglenn	(with	persons	65	and	over	comprising	
more	than	15%	of	that	city’s	population,	compared	with	Thornton	at	9%),	while	the	½-mile	radius	around	
the	station	and	the	city	of	Northglenn	have	a	relatively	higher	percentage	(17-20%)	of	millennials	(25-34	
years)	compared	with	Thornton	(at	15%).

Figure 1-5: Age Distribution

Source:	Northglenn	at	112th	Station	Area	Market	Analysis,	ArLand	Land	Use	Economics

Why is this important? 	The	age	analysis	shows	that	the	station	area	and	the	two	cities	have	healthy	
proportions	of	the	key	demographic	groups	that	traditionally	both	ride	transit	and	take	advantage	of	
mixed-use	developments	around	transit	stations	–	millennials	and	seniors.
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Ethnicity: 	The	Primary	Market	Area	and	the	comparative	areas	are	predominantly	White,	although	a	
significant	percentage	of	the	population	is	of	Hispanic	origin.	Residents	of	Hispanic	origin	comprise	31%	
of	the	population	within	a	½-mile	radius	from	the	station,	compared	with	38.9%	of	the	population	in	
Adams	County	(as	shown	in	Table	1-2).

Table 1-2:  Ethnicity

Source:	Northglenn	at	112th	Station	Area	Market	Analysis,	ArLand	Land	Use	Economics

Household income:  Residents	in	the	½-mile	radius	from	the	station	have	a	median	household	income	of	
$64,100,	compared	with	the	city	of	Northglenn	at	$49,400	and	the	city	of	Thornton	at	$65,400	(see	Table	
1-3).

Table 1-3: Median Household Income

Source:	Northglenn	at	112th	Station	Area	Market	Analysis,	ArLand	Land	Use	Economics

Why is this important? 	This	information	shows	that	the	station	area	has	a	relatively	high	median	
household	income	compared	with	Adams	County	overall,	indicating	the	potential	for	relatively	strong	
economic	support	for	new	development	around	the	station.
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Household growth in	the	PMA	is	forecast	at	less	than	0.5%	per	year	through	2040.		Most	of	the	forecast	
population	growth	in	the	northern	metro	region	is	anticipated	to	take	place	along	the	E-470	corridor.		
Employment	in	the	PMA	is	also	anticipated	to	grow	at	0.7%	per	year,	with	most	of	the	growth	occurring	
near	the	I-25	and	E-470	interchange	area.	

Why is this important?  Household	growth	is	relatively	low	in	the	market	area,	especially	compared	with	
other	areas	of	the	metro	region.	This	indicates	stable	neighborhoods	but	also	could	limit	the	residential	
demand	around	the	station.	
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CHAPTER TWO: LAND USE 
CONSIDERATIONS

2.1 Introduction

This chapter provides an overview of the project 
station	area	and	its	relationship	to	the	RTD	North	
Metro	station	and	previous	studies	and	analyses	
that	have	been	conducted	in	the	area,	and	other	
relevant	data.			As	the	project	team	began	exploring	
key issues related to new development and 
redevelopment	of	the	station	area,	it	documented	
several key principles for decision-makers to 
consider.  

2.2 Transit-Oriented Development 
Principles

The	Northglenn	at	112th	Station	area	presents	
a	unique	opportunity	for	a	Transit	Oriented	
Development	(TOD).		TOD	has	many	definitions,	but	
it	generally	has	three	major	characteristics:

 ▪ TOD includes a vibrant mix of land uses to 
allow	people	to	comfortably	live,	work,	and	
enjoy	amenities	in	and	around	the	station	
area.		Instead	of	land	being	designated	for	just	
one	purpose	such	as	single-family	housing,	
commercial	or	industrial,	TOD	allows	a	mix	of	
uses	within	a	station	area.		Often	this	means	
having	retail	or	office	uses	on	lower	floors	of	
buildings,	with	residential	above.			Alternatively,	
it	could	mean	having	different	uses	located	
within	comfortable	walking	distance	of	each	
other.		While	most	transit	patrons	will	use	the	
North	Metro	line	to	travel	inbound	to	Denver	in	
the	morning	and	outbound	to	Northglenn	and	
Thornton	during	the	evening,	TOD	can	help	to	
foster	more	balanced	two-way	travel	so	that	
riders	have	a	reason	to	travel	to	the	station	area	
for	jobs,	school	or	shopping.

2-1
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 ▪ TOD includes a well-connected street network that makes it easy and convenient to get around 
on foot, by bicycle, car and on transit.		TOD	is	generally	located	within	walking	or	biking	distance	
of	a	transit	facility	and	provides	the	ability	for	residents	or	employees	to	walk	to	and	from	their	
origins	and	destinations,	reducing	the	need	for	driving.		For	example,	local	residents	might	have	easy	
walking	access	to	the	transit	station,	stores,	and	restaurants,	or	employees	and	students	who	arrive	
at	the	station	by	commuter	rail	could	easily	walk	or	bike	to	their	places	of	work	or	school.		A	key	goal	
of	TOD	is	to	reduce	the	need	to	drive	and	encourage	the	use	of	alternative	travel	modes	such	as	rail,	
bus,	bicycle	and	walking.		The	idea	of	TOD	fostering	travel	by	means	other	than	private	autos	goes	
hand-in-hand	with	the	two	cities’	goals	of	encouraging	bicycle	and	pedestrian	mobility.		

 ▪ TOD	includes	compact	and	compatible	development.		TOD	allows	higher	density	development	–	or	
more	units	and	square	footage	per	acre	–	than	other	traditional	neighborhoods.		It	might	include	
both	horizontal	and	vertical	mixed	uses,	meaning	that	more	and	different	types	of	development	
could	occupy	a	smaller	‘footprint’	of	land	than	traditional	development.		This	type	of	compact	land	
use	pattern	promotes	easy	pedestrian	connections	and	comfortable	access	to	the	transit	station	and	
surrounding	uses.		To	do	so	successfully	however,	and	to	garner	support	by	the	local	community,	
TOD	must	be	designed	to	complement	the	existing	character	of	surrounding	areas,	so	that	the	scale	
of higher density and compact development is seamlessly integrated into the predominantly single-
family,	lower	density	character	of	the	surrounding	communities.

In	addition	to	these	basic	principles,	successful	TOD	usually	requires	the	implementation	of	urban	
realm	design	guidelines	to	focus	on	all	public	areas,	including	parks,	plazas,	and	shared	spaces,	to	
ensure	quality	development	and	a	people-friendly	environment.		The	Northglenn	at	112th	Station	TOD	
Public	Space	Design	Guideline,	included	as	Appendix	5,	provides	suggestions	for	many	of	those	design	
guidelines.

2.2 Key Station Area Summary: Land Use

Figure	2-1	shows	existing	land	use	in	and	around	the	station	area.		The	figure	shows	that	the	station	is	
surrounded	by	residential	development,	with	major	undeveloped	parcels	shown	in	gray	immediately	
around	the	station	(most	of	which	is	located	in	the	city	of	Thornton).	To	the	southwest,	there	is	the	
industrial	park	which	has	commercial	(primarily	retail-focused)	uses	along	the	northern	tier	fronting	
on	112th	Ave.	and	along	the	west	side	of	Irma,	and	employment-based	uses	within	the	remainder	of	
the	area.	The	industrial	park	represents	an	opportunity	to	connect	employment	to	the	station	and	to	
housing	elsewhere	along	the	corridor.	Note	that	there	is	very	little	in	the	way	of	existing	commercial	or	
retail	development	within	walking	distance	of	the	station.	
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Figure 2-1: Current Land Use in the Station Area

Source:	Project	Team	and	cities	of	Northglenn	and	Thornton

2-3



NORTHGLENN & THORNTON
112TH AVENUE
STATION AREA MASTER PLAN

2.3 Other Project Area Studies and Policies

Northglenn Comprehensive Plan

In	2010,	the	City	of	Northglenn	approved	Imagine	Northglenn:	The	Next	40	Years,	the	city’s	
comprehensive plan designed to guide future development throughout the city.  It is focused on 
several	key	principles	including	upgraded	infrastructure,	strong	and	competitive	businesses,	livable	
neighborhoods	and	homes,	and	working	with	RTD	to	maximize	the	potential	of	the	new	RTD	North	
Metro	line	and	its	stations.		Figure	2-2	shows	the	proposed	future	land	uses	for	the	station	area.			It	
shows	the	land	immediately	adjacent	to	the	station	and	the	land	along	112th	Ave.	to	the	southwest	of	
the	station	(north	of	the	industrial	area)	as	“Transit	Oriented	Development.”

Figure 2-2: Northglenn Comprehensive Plan Assumptions for Station Area

Source:	City	of	Northglenn
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City of Northglenn Development Code

The	city	of	Northglenn	is	updating	its	zoning	code	and	subdivision	regulations	to	help	the	city	implement	
the	goals	and	policies	of	the	2010	Comprehensive	Plan	and	better	accommodate	new	land	uses,	
changing	market	and	demographic	trends,	new	transit	stations,	and	other	infill	and	redevelopment	
opportunities.		This	STAMP	will	help	influence	the	update	of	the	code	and	regulations	to	make	specific	
TOD	zoning	recommendations	for	the	station	area.

Thornton Comprehensive Plan

Figure	2-3	shows	future	land	use	for	the	Thornton	portion	of	the	study	as	reflected	in	the	2012	City	of	
Thornton	Comprehensive	Plan.			It	shows	the	land	immediately	adjacent	to	the	station	as	mixed-use,	
with	residential	land	uses	surrounding	it	to	the	east	and	north.

Figure 2-3: Thornton Comprehensive Plan Assumptions for Station Area

Source:	City	of	Thornton
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2.4 Key Station Area Data: Parks and Open Space/Schools

Figure	2-4	shows	parks	and	open	space	in	the	station	area.		The	figure	shows	that	several	schools	are	
located	within	or	near	the	station	area,	with	Hulstrom	K-8	School	being	the	closest	school	to	the	station	
(to	the	northwest	along	the	Wyco	Trail).		Several	parks	are	located	near	the	station	site,	with	large	
regional	parks	such	as	Stonehocker	and	Margaret	W.	Carpenter	Park	and	Open	Space	located	on	the	
fringes	of	the	station	area.		All	of	these	facilities	represent	important	community	investments	that	could	
impact	–	and	benefit	from	–	the	rail	station	and	its	environs.

Figure 2-4:  Parks and Schools In or Near the Station Area

Source:	Project	Team	and	Cities	of	Northglenn	and	Thornton
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2.5 Market Analysis and Industrial Lands Study

Introduction

This	section	summarizes	the	key	findings	and	conclusions	of	the	project’s	Market	Analysis,	the	full	text	of	
which is included in Appendix 1.

Summary of Site Analysis

 ▪ There	are	almost	90	vacant	acres	near	the	station	area	owned	by	three	parties.	The	relatively	limited	
number	of	property	owners	is	potentially	helpful	in	coordinating	planning,	infrastructure,	and	
financing	for	development	at	the	station	area.	

 ▪ The	station	area	is	surrounded	by	predominantly	residential	land	uses.	The	Northglenn	Industrial	
Park	is	located	southwest	of	the	station.

Residential 

Background – City and Market Area
 ▪ Between	2006	and	2014,	the	city	of	

Thornton	has	seen	an	average	of	465	units	
built	annually	with	14.6%	of	the	units	in	a	
multifamily	configuration.	Because	of	the	
built-out	nature	of	Northglenn,	it	has	seen	
much less development than surrounding 
cities.		The	228-unit	Carrick	Bend	apartment	
complex was recently constructed near I-25 
and	Malley	Dr.	in	Northglenn	and	has	been	
successfully leasing up.

 ▪ Since	2000,	the	Primary	Market	Area	(PMA)	has	added	a	significant	number	of	dwelling	units.		While	
44%	of	the	units	were	single	family	detached	units,	the	remaining	units	were	townhomes,	condos,	
and apartments. 

 ▪ For-sale	prices	for	single	family	detached	homes	have	generally	ranged	between	$200,000	and	
$400,000.	Most	of	the	sales	occurred	in	the	2000’s.	There	have	been	a	few	recent	sales	over	
$500,000.	Townhomes	at	$280,000	and	condos	at	$190,000	provide	more	affordable	housing	
options.	Average	prices	per	square	foot	are	$134	for	single	family	detached	units;	$147	for	
townhomes and $125 for condos.

 ▪ There	are	940	multifamily	and	3,190	single	family	detached	residential	units	currently	being	planned	
for	the	next	10-15	years	in	the	PMA,	primarily	in	the	city	of	Thornton	(according	to	city	staff).	

Neighborhoods Closer to the Station
 ▪ There	are	a	number	of	apartment	communities	in	relatively	close	proximity	to	the	Northglenn	at	

112th	Station	with	average	rents	per	square	foot	ranging	from	$1.50	to	in	some	cases	$2.00	per	
square	foot.		In	comparison,	unit	rents	in	downtown	Denver	(with	structured	or	underground	
parking)	are	$2	to	$3	per	square	foot.
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Key Findings and Observations: Residential

• The	station	area	can	support	between	400	and	

1,300	new	residential	units	(single-family	and	

multifamily).

• The	area	closest	to	the	station	could	support	

up	to	40	dwelling	units	per	acre.

• The	area	could	support	185	to	220	assisted	

living/congregate	care	units.
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 ▪ In	the	immediate	station	area	neighborhood,	the	residences	range	in	age	and	size	with	older,	smaller	
units	west	of	the	station,	and	units	built	in	the	1980’s	through	the	2000’s		to	the	east	and	south	of	
the	station.

Residential Observations and Conclusions
 ▪ While	TODs	typically	focus	on	higher	density	multifamily	units,	in	this	instance,	given	the	amount	

of	land	available	and	the	need	to	buffer	surrounding	neighborhoods,	the	analysis	is	recommending	
single-family	detached	units	adjacent	to	single-family	detached	neighborhoods	surrounding	the	
station.	

 ▪ Approximately	400-1,300	new	single	family	and	multifamily	units	(townhomes,	condos,	and	
apartments)	have	the	potential	to	be	located	on	the	vacant	properties	at	the	station	area.

 ▪ Densities	should	step	up	from	existing	single	family	residential	densities	closer	to	existing	
neighborhoods	up	to	40	dwelling	units	per	acre	closest	to	the	station.	The	apartments	in	the	market	
area range from 13 to 25 dwelling units per acre. 

 ▪ Prices	at	this	point	do	not	support	structured	parking,	although	consideration	may	be	given	to	
phasing	structured	parking	over	time	should	prices	rise	to	support	parking	structures.

 ▪ In	addition	to	market	rate	residential	units,	consideration	should	be	given	to	senior	housing	and	
the	continuum	of	care	units.		There	is	current	demand	for	185	to	220	assisted	living	/	congregate	
care	units	and	a	large	demand	for	senior	independent	units.		While	they	could	be	included	in	a	high	
density	configuration,	another	option	is	to	provide	these	services	further	from	the	station	in	an	
enclave.

 ▪ The	city	of	Thornton	conducted	a	housing	needs	assessment	in	2014.		In	addition	to	recommending	
that	more	affordable	senior	continuum	of	housing	services	be	provided,	it	identified	a	need	for	
housing	to	accommodate	low-income	family	households,	persons	with	disabilities,	and	veterans.

Commercial 

 ▪ Most	of	the	PMA	retail	is	located	along	104th	
Ave.	and	120th	Ave.	rather	than	112th	Ave.			

 ▪ Retail	is	always	an	important	activating	
component	at	station	areas;	however,	112th	
Ave.	is	relatively	less	travelled	(15,000	
vehicles	per	day)	making	retail	or	restaurant	
uses a challenge. 

 ▪ To complement a gateway element at 112th 
Ave.	and	York	St.,	a	modest	amount	of	
commercial	services		can	be	located	at	this	intersection	to	accommodate	neighborhood	oriented	
services,	however,	there	should	be	site	flexibility	in	case	the	market	for	neighborhood	services	(such	
as	small-scale	retail	or	offices)	doesn’t	materialize.	There	may	be	the	potential,	as	the	station	evolves	
into	a	neighborhood	hub,	for	limited	(up	to	15,000	square	feet)	neighborhood	services	in	an	office	
configuration	to	accommodate	medical	offices,	insurance	brokers,	etc.
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Key Findings and Observations: Commercial

• A modest amount of commercial development 

could	occur	at	the	“gateway”	to	the	station	at	

112th Ave. and York St.

• The	station	area	could	accommodate	up	to	

15,000	square	feet	of	neighborhood-focused	

commercial development.
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Industrial

 ▪ There	are	more	than	4.5	million	square	
feet	of	industrial	and	flex	space	in	the	
PMA.	There	has	been	relatively	little	new	
space constructed in the market area in 
the	last	two	years.		During	this	time,	the	
legalization	of	marijuana	has	had	an	impact	
on industrial space inventory throughout the 
Denver	metro	area.		Large	grow	operations	
increasingly	occupy	this	type	of	space,	
moving	other	users	to	suburban	areas.

 ▪ The	Northglenn	Industrial	Park	accommodates	90	businesses	on	36	properties	in	approximately	
870,000	square	feet.	Automotive	repair	and	construction	contractors	account	for	the	majority	of	
businesses.		There	are	also	businesses	providing	Professional,	Scientific,	and	Technical	Services,	and	
some	Fabricated	Metal	Product	Manufacturing.	

 ▪ Vacancies	in	the	Northglenn	Industrial	Park	are	at	or	near	0%.		Demand	continues	to	be	strong	for	
this	type	of	space	although	demand	needs	to	be	balanced	with	the	needs	of	the	neighborhoods	and	
desire	for	residential	and	commercial	mixed	uses	close	to	the	station.	

 ▪ At	the	same	time,	this	land	use	provides	jobs	and	serves	an	important	niche	in	the	Northern	Denver	
industrial market. 

 ▪ The	priority	for	the	industrial	lands	in	the	station	area	would	be	to	infill	with	complementary	
industrial	uses.	Landscaping,	signage,	sidewalks	and	other	gateway	elements	to	the	station	should	
also	be	provided	to	help	provide	a	more	attractive	gateway	element	to	the	station	from	the	western	
entrance along 112th Ave.
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Key Findings and Observations: Industrial

• The primary development in the industrial 

lands	should	be	infill	with	complementary	

industrial uses.

• Landscape	and	other	urban	design	features	

should	be	added	to	make	the	industrial	area	a	

more	attractive	gateway	along	112th	Ave.
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2.6 Developer Panel Review of Initial 
Concepts

On	February	16,	2016,	seven	developers	met	with	
the	project	team	to	review	the	overall	project’s	
data	analysis	and	initial	site	planning	ideas	and	
make	recommendations	on	future	potential	
development.		The	meeting’s	entire	summary	is	
included	in	Appendix	2,	and	its	major	findings	and	
conclusions	are	summarized	below.	

Summary of Key Findings and 
Recommendations

 ▪ Drainage	and	the	flood	plain	issues	are	the	
key	constraints	that	must	be	resolved	in	
order	to	facilitate	development	of	the	station	
area.		The	drainage	solution	needs	to	be	a	
global	station	area	solution	and	address	all	
of	the	drainage	issues	on	all	of	the	different	
properties	at	once.

 ▪ The Northglenn and Thornton city councils should consider addressing the drainage and road 
alignment	issues	until	resolved	and	a	financing	and	rezoning	approach	is	agreed	to.		Cooperation	will	
be	needed	to	solve	these	and	other	issues	and	a	process	of	education	and	consensus	building	will	
be	required	including	workshops,	planning	sessions,	additional	public	meetings	and	tours	of	other	
station	areas

 ▪ Each	city	should	consider	developing	financial	incentives	and	appropriate	zoning	(commercial/
mixed	use	at	112th	Ave.	and	York	St./Fox	Run	Pkwy.,	higher-density	mixed-use	adjacent	to	station	
transitioning	to	town	homes	and	then	single	family)	to	be	available	in	the	next	five	to	fifteen	years	
when	market	conditions	may	be	more	conducive	to	development.

 ▪ The	market	today	might	support	market-rate	and	affordable	apartment	development.		The	Market	
Study	found	that	there	are	other	recent	market	rate	apartment	communities	that	have	been	built	in	
the	immediate	area	and	that	these	communities	have	leased-up	and	are	considered	to	be	successful.		

 ▪ The	industrial	area	should	be	treated	as	a	gateway	to	the	station	but	should	be	considered	as	
a	separate	area	from	the	Station	Area	Plan.		Instead	of	creating	planning	options	for	residential	
and	mixed-use	on	the	industrial	site,	attention	should	be	given	to	improving	the	appearance	and	
increasing	the	connectivity	between	the	industrial	area	and	the	112th	Station.	The	industrial	site	
can	be	viewed	as	the	west	gateway	to	the	station	area,	transitioning	to	retail,	and	then	the	station.		
The	developers	present	at	the	forum	did	not	feel	that	there	was	a	significant	market	for	“creative	
industrial	or	creative	office	space”	at	this	time.		
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Key Findings and Observations: Developer
   Panel 

• There is a major advantage to the site given 

that only three property owners own the 

majority	of	developable	parcels.

• Drainage	and	floodplain	issues	need	to	be	

resolved.

• Develop	financial	incentives	and	appropriate	

zoning	for	the	station	area.

• The area could support market-rate and 

attainable	residential	development.

• The	industrial	area	should	be	a	gateway	with	

urban	design	improvements.

• The realignment of York St. could improve the 

area’s	attractiveness	to	developers.
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 ▪ One	major	asset	of	this	Station	Area	is	that	just	three	property	owners	own	the	majority	of	
developable	parcels	on	the	site.		Significant	outreach	and	coordination	should	continue	between	
Northglenn,	Thornton,	the	three	property	owners,	the	surrounding	residential	neighborhoods,	and	
the light industrial area tenants. 

 ▪ The	realignment	on	York	St.	and	the	proposed	intersection	would	enhance	the	development	
feasibility	of	the	parcels	on	the	north	side	of	112th	Ave.,	and	help	to	create	a	more	dramatic	gateway	
to	the	station	area.
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CHAPTER THREE: LAND USE CONCEPTS 
AND PREFERRED ALTERNATIVE

3.1 Introduction

Based	on	an	analysis	of	existing	and	future	
conditions,	local	development	principles	and	
guidelines,	and	the	guidance	of	the	developer	panel	
and	key	stakeholders,	the	project	team	developed	
three	initial	land	use	concepts	for	consideration.			
These concepts focus primarily on vacant lands in 
the	station	area,	but	they	also	have	been	developed	
to	complement	and	coordinate	with	established	and	
stable	neighborhoods	in	the	station	area.		

3.2 Alternatives Considered

Alternative 1

This	alternative	(as	shown	in	Figure	3-1)	allows	
medium-to-high-density	housing	(8	to	40	dwelling	
units	per	acre)	adjacent	to	the	station	to	the	east	
and	south	of	the	platform	along	York	St.,	dropping	
to	medium-to-low	density	(6	to	12	units	per	acre)	
adjacent	to	the	existing	neighborhoods	to	the	north	
and	east	and	along	112th	Ave.	east	of	York	St.,		
transitioning	to	low-density	(4	to	8	units	per	acre)	
as	a	neighborhood	buffer	to	the	east.		It	includes	
a		park	within	the	core	areas	of	the	station,	and	a	
greenway	(with	pedestrian	and	bicycle	trails)	along	
the	drainage	channel.		It	also	identifies	options	
for	pockets	of	neighborhood-serving	commercial/
retail	at	key	points,	primarily	adjacent	to	the	station	
(south	of	the	platform	and	to	the	east	of	York	St.)	
and	at	the	intersection	of	York	St.	and	112th	Ave.			If	
commercial	does	not	develop	at	these	identified	
locations,	the	land	use	would	instead	be	residential	
at the designated underlying density color.  
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Alternative 1 Key 
Features

Example medium-to-high 
residential density closest to the 
station

Example neighborhood-serving 
retail near station and at York 
St./112th Ave.

Example greenway in drainage 
channel
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Figure 3-1: Land Use Concept Alternative 1

Source:	Project	Team
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Table	3-1	summarizes	Alternative	1’s	estimated	land	use	acreage,	densities,	and	commercial	square	
footage.

Table 3-1: Estimated Land Uses and Densities for Alternative 1

Source:	Project	Team
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Land Use Density Estimated 
Acres 

Range of 
Dwelling Units

Commercial

Residential	Medium/
High	Density

8-40	DUs/
acre

18.2 134-672

Residential	Medium	
Density

8-18	DUs/
acre

13.3 69-155

Residential	Low/
Medium	Density

6-12	DUs/
acre

15 38-77

Residential	Low	
Density

4-8	DUs/
acre

16 28-56

Optional	
Commercial

4.6 15,000	square	
feet

Parks 2.6

Drainageway/Open	
Space

13.8

TOTALS 83.5 269-960 15,000	square	
feet
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Alternative 2

This	alternative	(Figure	3-2)	is	similar	to	Alternative	
1	but	provides	less	flexibility	in	density	near	the	
transit	core.		Instead	of	allowing	the	possibility	for	
lower	density	in	the	transit	core	area,	it	promotes	
slightly	higher-density	residential	development	(from	
16	to	40	units	per	acre)	immediately	adjacent	to	the	
station	to	the	east.		It	also	allows	medium-density	
(8	to	18	units	per	acre)	in	pockets	to	the	east	(north	
and	south	of	a	neighborhood	park),	along	112th	
Ave.,	and	south	of	the	platform.		It	transitions	to	
low-density	(4	to	8	units	per	acre)	in	most	areas	
adjacent	to	the	existing	neighborhoods	to	the	north	
and	east.	As	with	Alternative	1,	it	incorporates	a	
greenway	with	pedestrian	and	bicycle	trails	along	
the	drainage	channel,	and	options	for	small	pockets	
of	neighborhood-serving	commercial/retail	at	key	
locations	(including	immediately	adjacent	to	the	
platform	to	the	south	and	east	and	on	112th	Ave.	at	
York.  
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Alternative 2 Key 
Features

Example higher residential density 
closest to the station

Example moderate-to-low density 
residential as buffers to adjacent 
neighborhoods

Example interior park/open space



NORTHGLENN & THORNTON
112TH AVENUE

STATION AREA MASTER PLAN

Figure 3-2: Land Use Concept Alternative 2

Source:	Project	Team
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Table	3-2	summarizes	Alternative	2’s	estimated	land	use	acreage,	densities,	and	commercial	square	
footage.

Table 3-2: Estimated Land Uses and Densities for Alternative 2

Source:	Project	Team
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Land Use Density Estimated 
Acres 

Range of 
Dwelling Units

Commercial

Residential	High	
Density

16-40	
DUs/acre

12.9 96-240

Residential	Medium	
Density

8-18	DUs/
acre

24.5 129-321

Residential	Low	
Density

4-8	DUs/
acre

23.6 23-46

Optional	
Commercial

5.1 15,000	square	
feet

Parks 2.6

Drainageway/Open	
Space

14.8

TOTALS 83.5 248-607 15,000	square	
feet
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Alternative 3

This	alternative	(Figure	3-3)	shows	a	proposed	
realignment of York St. over to Fox Run Pkwy. and 
the	resulting	changes	to	the	land	uses	that	result	
from	the	realignment.		For	example,	it	provides	
similar	density	levels	of	residential	and	commercial	
development	as	Alternative	1,	but	with	different	
groupings of development as a result of the York St. 
realignment.		In	particular,	it	provides	an	opportunity	
(though	not	a	requirement)	for	a	developer	to	create	
a	“unified”	development	parcel	to	the	south	of	the	
rail	platform,	east	and	west	along	112th	Ave.	west	of	
the	realigned	York	St.		(More	details	on	the	potential	
realignment	of	York	St.	are	included	in	Section	4.6.)

3-7

Alternative 3 Key 
Features

Example for realigned York St. with 
bicycle lanes

Example low density residential as 
buffer to adjacent neighborhoods
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Figure 3-3: Land Use Concept Alternative 3

Source:	Project	Team
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Table	3-3	summarizes	Alternative	3’s	estimated	land	use	acreage,	densities,	and	commercial	square	
footage.

Table 3-3: Estimated Land Uses and Densities for Alternative 3

Source:	Project	Team
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Land Use Density Estimated 
Acres 

Range of 
Dwelling Units

Commercial

Residential	Medium/
High	Density

8-40	DUs/
acre

18.7 134-672

Residential	Medium	
Density

8-18	DUs/
acre

6.7 14-32

Residential	Low/
Medium	Density

6-12	DUs/
acre

15 38-77

Residential	Low	
Density

4-8	DUs/
acre

22.9 28-56

Optional	
Commercial

5.5 15,000	square	
feet

Parks 2.6

Drainageway/Open	
Space

12.2

TOTALS 83.5 214-837 15,000	square	
feet
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3.3 Preferred Alternative
Figure	3-4a	shows	the	Preferred	Alternative	for	land	use	in	the	station	area,	which	is	Alternative	1	
with	the	existing	alignment	of	York	St.		This	alternative	is	preferred	because	it	provides	options	for	
higher	residential	density	and	commercial	development	near	the	station	while	still	being	flexible	and	
feasible	from	a	market	perspective,	and	it	provides	a	gradual	land	use	transition	between	the	existing	
neighborhoods	and	the	station.		This	alternative	also	was	chosen	because	it	is	based	on	the	existing	
alignment of York St. and therefore is not dependent on an unfunded road improvement.

However,	the	cities	also	recognize	the	potential	benefits	of	realigning	York	St.	as	shown	in	Alternative	3,	
and	if	the	developer(s)	chose	to	realign	York	St.,	the	cities	would	support	this	option,	as	shown	in	Figure	
3-4b,	if	all	required	development	standards	for	the	proposed	development	and	road	improvements	were	
met.		It	is	recognized	that	there	is	an	added	cost	to	development	by	realigning	York	St.,	but	that	there	
are	distinct	benefits	to	the	realignment	as	described	in	more	detail	in	Section	4.6.		If	the	developer(s)	
chooses	to	realign	York	St.,	the	development	concept	would	then	look	like	Alternative	3	in	that	the	
small	amount	of	neighborhood	retail	would	move	to	the	intersection	of	York	St.	and	112th	Ave.		Final	
determination	on	the	option	to	realign	York	St.	will	be	made	at	the	time	of	development	application.

The	Preferred	Alternative	meets	the	project’s	overall	guiding	principles	and	goals	in	a	number	of	ways:

 ▪ It provides a diverse range of housing options and densities to appeal to large segments of the 
residential	market.		It	envisions	providing	newly	emerging	styles	of	housing	not	currently	found	in	
Northglenn	and	Thornton,	and	it	leverages	the	Northglenn	at	112th	Station	investment	by	focusing	
the	most	high-intensity	residential	development	closest	to	the	station	platform.

 ▪ It promotes neighborhood-serving retail in amounts appropriate for the local market forecast. 
Options	for	retail	development	are	identified	directly	adjacent	to	the	station	(to	serve	commuters)	
and	at	the	intersection	of	112th	Ave.	and	York	St.,	where	it	would	have	high	visibility	and	access.	This	
new	retail	element	can	serve	not	only	the	immediate	development	area	around	the	station	but	also	
the	adjacent	neighborhoods	and	their	residents.		

 ▪ It provides a wide range of transit-supportive development aimed at ensuring usage of the RTD rail 
system	and	leveraging	the	communities’	investment	in	the	RTD	station.

 ▪ It aims to create a sense of “place” around	the	station	by	providing	walkable,	diverse	
neighborhoods,	the	potential	for	unique	character	and	design	(while	remaining	compatible	with	
adjacent	neighborhoods),	and	providing	significant	amounts	of	greenspace	and	open	lands	that	can	
supplement	development	and	provide	major	recreational	opportunities.		This	can	be	implemented	in	
conjunction	with	suggested	transportation	infrastructure	improvements	described	in	Chapter	4	and	
the	recommended	design	guidelines	included	in	the	Northglenn	at	112th	Station	TOD	Public	Space	
Design Guidelines developed as Appendix 5 as part of this report. 
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Figure 3-4a: Preferred Alternative

Source:	Project	Team
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Figure 3-4b: Option for York Street Realignment

Source:	Project	Team
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Table	3-4	summarizes	the	Preferred	Alternative’s	estimated	land	use	acreage,	densities,	and	commercial	
square	footage.

Table 3-4: Estimated Land Uses and Densities for Preferred Alternative

Source:	Project	Team

3-13

Land Use Density Estimated 
Acres 

Range of 
Dwelling Units

Commercial

Residential	Medium/
High	Density

8-40	DUs/
acre

18.2 134-672

Residential	Medium	
Density

8-18	DUs/
acre

13.3 69-155

Residential	Low/
Medium	Density

6-12	DUs/
acre

15 38-77

Residential	Low	
Density

4-8	DUs/
acre

16 28-56

Optional	
Commercial

4.6 15,000	square	
feet

Parks 2.6

Drainageway/Open	
Space

13.8

TOTALS 83.5 269-960 15,000	square	
feet
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3.4 Industrial Area Southwest of the Station

In	addition	to	the	focus	on	the	primary	station	area	north	of	112th	Ave.,	the	project	team	developed	land	
use	and	development	strategies	for	the	industrial	area	southwest	of	the	station.		Figure	3-5	illustrates	
some of the key issues and goals associated with that area.

Figure 3-5:  Key Goals for Industrial Area Southwest of Station

Source:	Project	Team
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Those	goals	(corresponding	to	the	numbers	on	the	figure)	included:

1. Evaluate	ways	to	increase	the	mix	of	uses	along	112th	Ave.	to	better	respond	to	the	TOD	opportunity	
the	station	represents.

2. Create	opportunities	for	the	industrial	park	to	utilize	the	city	of	Northglenn’s	economic	development	
incentives	to	invest	in	current	businesses	and	employment	opportunities.

3. Create	opportunities	for	the	industrial	park	to	better	serve	the	regional	demands	for	industrial	uses	
over the long term.

4. Create	opportunities	for	industrial	park	employees	to	use	transit	to	get	to	and	from	jobs.

Strategy Framework
Figure	3-6	illustrates	some	of	the	key	issues	
related to a strategy framework for developing 
the	industrial	area,	with	additional	details	on	
these	strategies	described	below.

 ▪ The priority for the industrial lands in the 
station	area	should	be	to	provide	infill	
development	in	appropriate	locations	with	
complementary industrial uses.  This can 
be	accomplished	by	the	city	of	Northglenn	
through	several	actions,	including:

 ▪ Working	with	property	owners	to	facilitate	
new tenants or owners for the vacant 
buildings/tenant	spaces.		This	could	include	updating	the	industrial	zoning	performance	standards	to	
allow	existing	industrial	buildings	to	be	updated	to	meet	new	trends	and	adapt	to	new	industries.		It	
could	also	include	looking	for	external	organizations	or	grants	that	could	provide	opportunities	for	
developing	new	industrial	facilities	in	existing	buildings,	such	as	innovation	districts,	educational	or	
medical-related	uses,	live-work	spaces,	or	other	newly	developing	options.

 ▪ Working	with	the	owner	of	the	parcel	immediately	west	of	the	railroad	tracks	and	fronting	on	112th	
Ave.	(as	shown	in	Figure	3-7)	to	develop	the	property	or	sell	it	to	someone	who	would.		Efforts	in	this	
direction	are	already	ongoing	through	the	city	of	Northglenn’s	economic	development	programs	and	
should	be	continued	and	supported.	

 ▪ Supporting	the	owners	of	the	Rocky	Mountain	Soccer	Center	if	they	are	interested	in	expanding	or	
selling the facility.

 ▪ Work	with	the	Northglenn	Urban	Renewal	Authority	(NURA)	to	invest	in	infrastructure	
improvements,	such	as	streetscape	elements,	landscaping,	signage,	sidewalks	and	other	gateway	
elements	to	the	station	to	provide	a	more	attractive	gateway	experience	to	the	station	from	the	
western entrance along 112th Ave. from Irma Street to the east side of the RTD right-of-way. 
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Key Policy Directions/Recommendations:
    Industrial Area

• Focus	on	infill	development.

• Provide	infrastructure	and	urban	design	

improvements.

• Provide pedestrian access across 112th Ave. to 

the industrial area.

• Improve	wayfinding	throughout	the	area.

• Assist	and	encourage	existing	businesses.
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Figure 3-6: Strategy Framework for Industrial Area

Source:	Project	Team

3-16



NORTHGLENN & THORNTON
112TH AVENUE

STATION AREA MASTER PLAN

Figure 3-7: Vacant Parcel Fronting E. 112th Ave.

Source:	Project	Team

 ▪ Work	with	RTD	and	others	to	consider	providing	a	pedestrian	crossing	across	112th	Ave.,	either	at	
the	Wyco	easement	or	at	the	RTD	railroad	crossing,	and	a	pedestrian/bicycle	trail	connection	to	
the	North	Fork	Grange	Hall	Creek	trail,	either	along	the	west	side	of	the	RTD	right-of-way	or	within	
the	Wyco	right-of-way.			This	would	include	investment	in	safety	improvements	such	as	pedestrian-
activated	signals,	raised	pedestrian	tables/crosswalks,	and	other	high-visibility	safety	upgrades.

 ▪ Work	with	the	Northglenn	Arts	and	Humanities	Foundation	to	install	works	of	art	as	wayfinding	as	
part	of	an	area-wide	system	of	wayfinding	art/signage.	

 ▪ Work	with	NURA	on	other	business	assistance	programs	to	assist	existing	industrial	businesses	within	
the	urban	renewal	area	with	their	expansion	needs.	Figure	3-8	shows	the	properties	in	the	station	
area	within	the	NURA	boundary.
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Figure 3-8: Properties in Station Area Within NURA Boundary

Source:	Project	Team
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3.5 Key Station Area Data: Utilities

This	section	summarizes	the	key	findings	of	the	
utilities	memo	included	in	Appendix	3.

City of Northglenn

The	city	of	Northglenn	provides	water,	sanitary	
sewer,	and	storm	sewer	service	to	the	area	west	
of	York	St.,	and	will	be	the	service	provider	for	
the undeveloped area at the northwest corner 
of	York	St.	and	112th	Ave.,	south	of	the	RTD	station.		The	city	of	Northglenn	also	provides	service	to	the	
Northglenn Industrial Park.  

City of Thornton

The	city	of	Thornton	provides	water,	sanitary	sewer,	and	storm	sewer	service	to	the	area	east	of	York	St.,	
and	will	be	the	service	provider	for	the	undeveloped	area	at	the	northeast	corner	of	York	St.	and	112th	
Ave.		Existing	facilities	are	generally	sized	appropriately	to	accommodate	future	development.		The	major	
system	lines	are	already	in	place,	including	a	24”	water	main	in	York	St.,	8”	and	12”	water	lines	in	the	
surrounding	residential	areas,	and	8”	sanitary	sewer	lines	in	the	surrounding	residential	areas.

Overall Assessment

Based	on	the	area	investigated	for	this	utility	evaluation	and	the	criteria	used	to	identify	major	utilities,	
additional	water	and	sewer	mains	will	need	to	be	designed	and	constructed	to	serve	future	development	
needs.		It	is	the	responsibility	of	the	local	water	and/or	sewer	agency	to	provide	service	to	undeveloped	
parcels	within	the	station	area.		It	would	be	the	developer’s	cost	responsibility	to	install	any	necessary	
water	and	sewer	lines	within	their	development.		These	anticipated	water	and	sewer	infrastructure	costs	
are considered within the realm of the standard and expected cost of development.

There	appears	to	be	sufficient	water	and	sanitary	sewer	capacity	in	both	the	Northglenn	and	Thornton	
infrastructure	to	serve	the	future	development	of	this	project	area.		As	development	progresses,	the	
cities	of	Northglenn	and	Thornton	will	need	to	monitor	their	existing	infrastructure	to	ensure	adequate	
capacity	is	available	to	accommodate	growth.			

Additional	improvements	to	the	drainage	channel	that	runs	through	the	station	area	(see	Figure	3-9)	
will	need	to	be	addressed	to	maximize	the	development	area.		This	includes	upgraded	drop	structures	
and	possible	channel	depth	modifications.		These	drainage	improvements	will	be	consistent	with	
recommendations	made	by	Urban	Drainage	Flood	Control	District	(UDFCD)	in	their	final	master	plan	
update.		Development	within	the	drainage	channel	area	will	likely	be	prohibited	unless	and	until	
improvements	within	the	drainageway	are	made,	either	as	part	of	new	development	that	may	occur	
around	the	station	or	as	a	separate	project.		In	addition,	for	future	development	to	occur	(and	for	
assistance	from	the	UDFCD	to	be	available),	the	drainageway	will	need	to	have	adequate	assurances	as	
required	by	UDFCD.
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Key Policy Directions/Recommendations:
    Utilities

• The	cities	will	need	to	monitor	development	

and make appropriate investments as needed.

• Additional	drainage	channel	improvements	will	

be	needed	to	serve	new	developments,	and	it	

will	need	to	be	under	public	ownership.



NORTHGLENN & THORNTON
112TH AVENUE
STATION AREA MASTER PLAN

Figure 3-9: Drainage Channel in Station Area

Source:	Project	Team	(verify	-	looks	like	FEMA	flood	plain	map	-	AS)
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CHAPTER FOUR: STRATEGIC MOBILITY PLANNING

4.1 Introduction

This	chapter	summarizes	the	key	mobility	considerations	related	to	the	Northglenn	at	112th	Station	and	
related	development.		It	focuses	on	the	street	and	roadway	network,	bicycle	and	pedestrian	connections,	
and	future	potential	transit	connections	and	service	options	and	strategies	to	improve	access	and	
mobility	to	and	through	the	entire	station	area	as	related	to	the	project’s	overall	goals.

4.2 Overall Station Area Connectivity Goals

Connectivity	within	the	site,	to	the	station,	and	the	network	of	streets	beyond	the	development	is	
imperative	for	the	creation	of	a	livable,	walkable	community.		One	of	the	project	goals	is	to	connect	to	
the	existing	street	network	surrounding	the	development	so	that	the	project	works	within	the	existing	
street network of the area and sets a future framework for development.  Figure 4-1 illustrates the key 
connectivity	goals	of	the	project,	with	more	detailed	descriptions	provided	below.

Figure 4-1: Key Station Area Connectivity Goals

Source:	Project	Team
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As	shown	in	the	figure,	the	key	connectivity	goals	for	the	station	area	include:

1. Access	for	the	neighborhoods	to	the	west	of	the	railroad	line	and	north	of	112th	Ave.	to	the	station.
2. Access	for	the	Thornton	neighborhoods	to	the	north	and	east	of	the	station.
3. Connecting	Margaret	W.	Carpenter	Park	and	Open	Space	to	the	station	and	to	future	development	

areas north of 112th Ave.
4. Access	from	the	Fox	Run	neighborhood	to	the	station.
5. Connecting	the	open	space	pieces	south	of	the	industrial	park	to	the	station	and	other	regional	

connections.
6.	 Access	for	the	industrial	park	to	the	southwest	to	the	station.

4.3 Key Station Area Data: Roadway Network

The	primary	roadways	serving	the	station	area	are	112th	Ave.	and	York	St.	112th	Ave.	is	an	east-west	
minor	arterial	roadway	with	continuity	from	Washington	St.	on	the	west	to	Riverdale	Road	on	the	east.	
As	illustrated	in	Figure	4-2,	in	the	vicinity	of	the	station,	the	roadway	has	a	three-lane	cross-section	from	
west	of	York	St.	to	approximately	Fox	Run	Pkwy.,	and	a	two-lane	cross-section	east	of	Fox	Run	Pkwy.	with	
turn	lanes	at	major	intersections.	112th	Ave.	currently	carries	approximately	15,000	vehicles	per	day	
west	of	York	St.	and	9,000-10,000	east	of	York	St.

York	St.	is	also	a	minor	arterial	roadway	with	limited	continuity	between	112th	Ave.	and	120th	Ave.,	
where	it	continues	north	as	Steele	St.	The	roadway	has	a	narrow	two-lane	cross-section	in	the	vicinity	of	
the	RTD	station	with	no	sidewalk	facilities.	The	Fox	Run	subdivision	is	located	south	of	112th	Ave.	and	its	
primary	access	is	provided	via	Fox	Run	Pkwy.,	a	two-lane	collector	roadway	which	intersects	112th	Ave.	
approximately	500	feet	east	of	York	St.

The	intersection	of	112th	Ave./York	St.	is	currently	signalized.	Based	on	field	observations	during	the	
weekday	peak	periods,	the	intersection	experiences	long	queues	in	the	westbound	direction	during	
the	morning	peak	hour.	The	queues	can	extend	far	enough	to	the	east	to	block	the	Fox	Run	Pkwy.	
intersection,	which	is	northbound	stop-controlled.	This	makes	it	difficult	to	execute	northbound	left-turn	
movements,	which	encourages	traffic	to	shift	to	the	south	leg	of	the	112th	Ave./York	St.	intersection	by	
traversing	internal	roadways.	However,	the	south	leg	at	this	intersection	has	a	very	short	approach	and	
therefore	does	not	provide	adequate	storage	distance.

The	city	of	Thornton	is	proposing	to	widen	112th	Ave.	between	York	St.	and	Colorado	Blvd.	to	a	five-lane	
cross-section	when	funding	becomes	available,	therefore	providing	two	travel	lanes	in	each	direction.	
The	city	of	Northglenn	recently	improved	112th	Ave.	between	Washington	St.	and	York	St.,	although	the	
number	of	through	travel	lanes	remains	at	one	in	each	direction.		As	a	result,	when	the	city	of	Thornton	
widens	112th	Ave.,	the	westbound	outside	travel	lane	is	proposed	to	become	a	right-turn	lane	at	York	
St.	This	should	ease	some	of	the	existing	congestion	at	the	westbound	approach,	particularly	during	the	
morning peak hour.
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Figure 4-2: Station Area Roadway Current Conditions

Source:	Project	Team

According	to	the	North	Metro	Station	Area	Traffic	Impact	Statement	–	112th	Ave.	Station	prepared	
by	David	Evans	and	Associates,	Inc,	in	December	2010,	RTD	is	planning	some	improvements	at	the	
intersection	of	112th	Ave./York	St.	to	improve	access	to	the	station	by	2035.	Specifically,	the	eastbound	
left-turn	lane	will	be	extended	and	a	new	southbound	right-turn	lane	will	be	added.	No	improvements	
are	planned	at	112th	Ave./Fox	Run	Pkwy.	With	these	improvements,	the	intersection	of	112th	Ave./York	
St.	is	anticipated	to	operate	at	an	acceptable	Level	of	Service	“D”	during	both	the	weekday	morning	and	
evening	peak	periods	through	the	Year	2035.	However,	it	is	anticipated	that	the	poor	operations	for	the	
northbound	left-turn	movement	at	the	Fox	Run	Pkwy.	intersection	will	continue.
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4.4 Key Station Area Data: Transit Network

Fixed-Route Service

RTD	bus	service	currently	is	focused	on	the	major	arterials	surrounding	the	station	and	station	area,	with	
no	direct	bus	access	to	the	station	area	itself	being	currently	provided.		Figure	4-3	shows	current	bus	
routes	in	the	station	area,	and	Table	1-1	describe	the	routes.

Figure 4-3: Current Bus Routes in the Station Area

Source:	RTD
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Table 4-1: RTD Fixed-Route Service in Station Area

Source:	RTD

It	is	likely	that,	once	the	Northglenn	at	112th	Station	goes	into	service	in	2018,	RTD	will	reorient	some	
of	its	bus	service	in	the	area	to	directly	serve	the	new	station.		However,	as	of	the	preparation	of	this	
report,	RTD	has	made	no	specific	plans	for	those	types	of	service	changes.		Traditionally,	such	changes	
are	planned	with	local	jurisdictions	beginning	roughly	one	year	before	implementation,	so	those	
discussions	with	Northglenn	and	Thornton	can	be	anticipated	as	occurring	beginning	sometime	in	2017.
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Route Description Service Frequencies

AA Wagon	Road	Park-n-Ride	(I-25	and	120th	
Ave.)	to	Denver	International	Airport	via	
104th	Ave.

Generally	hourly,	with	short	
periods	of	30-minute	service.

12 Wagon	Road	Park-n-Ride	to	Englewood,	
primarily	along	Washington	&	Downing	
streets

30-minute	service	throughout	
most of the day.

39L 136th	Ave.	and	Colorado	Blvd.	to	
downtown	Denver,	using	104th	Ave.	for	
east-west travel through the area.

Limited	30-minute	service	
during peak hours.

92 East-west	service	from	136th	Ave.	and	
Colorado	Blvd.	to	Westminster	along	
100th	Ave.

30-minute	service	throughout	
most of the day.

120 Brighton	to	Broomfield	along	120th	Ave. 30-minute	service	throughout	
most of the day.
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Call-n-Ride Service

In	addition	to	fixed-route	service,	the	area	is	served	by	an	RTD	Call-n-Ride	network.		Call-n-Ride	is	a	
personalized	door-to-door	bus	service	that	travels	within	select	RTD	service	areas.	Riders	can	make	
appointments	for	Call-n-Ride	pickups	by	phone	or	online;	appointments	can	be	made	from	two	hours	to	
two	weeks	in	advance	of	a	trip,	and	subscription	or	recurring	appointments	are	allowed.		The	Thornton	
Call-n-Ride	zone	(see	Figure	4-4)	serves	the	cities	of	Thornton	and	Northglenn,	including	the	Wagon	Road	
Park-n-Ride	and	the	Thornton	Park-n-Ride.	Service	extends	north	to	136th	Ave.,	east	to	Colorado	Blvd.,	
south	to	78th	Ave.,	and	west	to	I-25.		Service	hours	are	Monday	through	Friday	from	5:30	a.m.	to	7	p.m.,	
with no weekend or holiday service.

Figure 4-4:  Thornton RTD Call-n-Ride Zone

Source:	RTD
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4.5 Key Station Area Data: Bicycle/Pedestrian Infrastructure

All	facilities	for	cyclists	and	pedestrians	in	the	station	area	are	off-street	on	paths	and	sidewalks.	There	
are	no	on-street	facilities	for	cyclists	in	the	½-mile	radius	surrounding	the	future	station	location.	Figure	
4-5	shows	the	current	trails	and	paths	in	the	station	area,	along	with	problem	areas	described	in	the	
following	sections.	

Figure 4-5: Current Trails in Station Area and Problem Areas

Source:	Project	Team	and	cities	of	Northglenn	and	Thornton
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Figure	4-6	is	an	aerial	photo	from	DRCOG	showing	the	current	state	of	sidewalks	in	the	station	area.		
Streets	coded	green	are	those	with	adequate	sidewalks;	orange	signifies	existing	sidewalks	that	are	
deficient	(such	as	extremely	narrow	and/or	needing	repair);	and	red	signifies	areas	where	sidewalks	are	
missing	entirely.

Figure 4-6: Current Sidewalks in Study Area

Source:	DRCOG

The	figure	shows	that	most	of	the	sidewalks	in	the	Thornton	portion	of	the	station	area	are	adequate	
and	that	most	in	the	Northglenn	side	are	deficient,	with	pockets	of	streets	with	no	sidewalks	at	all	
(including	York	St.	north	of	112th	Ave.).
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Off-Street Paths

An	off-street	path	currently	connects	Wyco	Park/
Hulstrom	K-8	School	to	112th	Ave.	The	north	side	of	
112th Ave. also has a path that runs roughly from 
York	St.	to	Steele	St.,	just	east	of	the	station	area.	Two	
other paths exist south of 112th Ave. and give access 
to	businesses	along	Leroy	Dr.	and	through	the	Fox	Run	
neighborhood,	which	provides	connections	south	to	
Stonehocker	Park	and	east	to	Margaret	W.	Carpenter	
Park and Open Space. Sidewalks are present all 
around	the	area,	including	the	residential	streets,	
except	the	north	side	of	112th	Ave.	between	the	
railroad	tracks	and	York	St.	as	well	as	both	directions	
of York St.

On-Street Facilities

While	bicycles	are	allowed	on	station	area	streets,	
there	are	no	dedicated	cycle	facilities,	with	many	
narrow	streets	and	relatively	high	vehicle	speeds	
often	creating	unsafe	and	uncomfortable	conditions	
for	cyclists.		However,	dedicated	bicycle	lanes	are	
planned	for	both	Claude	Ct.	and	Fox	Run	Pkwy.	

Two	streets	in	particular	provide	a	challenging	
environment	for	cyclists.	Traffic	calming	measures	
on	Clayton	St.	in	Thornton	slow	traffic	but	also	
complicate	the	roadway	for	cyclists,	with	the	
combination	of	planters	and	parking	creating	an	
often-confusing	environment	for	bicycle	travel.		

Even	though	112th	Ave.	functions	as	a	major	
connection	for	vehicles	traveling	east-west,	cyclists	will	share	an	off-street	path	with	pedestrians	once	
improvements	are	made	on	that	roadway.	This	gives	access	to	the	southern	part	of	112th	Ave.,	but	
limits	cyclists’	ability	to	access	areas	north	of	112th	Ave.	Potential	conflicts	could	arise	with	cyclists	and	
pedestrians	on	the	off-street	path	given	the	different	speeds	and	potential	for	high	usage.
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Intersections

The	intersection	of	112th	Ave.	and	Fox	Run	Pkwy.	has	stop	signs	instead	of	signals	and	does	not	have	
crossing	markings.	While	cycling	along	Claude	Ct.	to	112th	Pl.	is	a	relatively	comfortable	ride,	turning	
south	on	Irma	Dr.	can	be	difficult	due	to	traffic	coming	from	the	north.	Crossing	112th	Ave.	at	York	St.	
does	not	require	a	long	wait,	although	no	automatic	detection	system	for	cyclists	is	present.	However,	
if	on-street	bicycle	facilities	are	provided	at	this	location,	the	current	video	detection	system	at	112th	
Ave.	and	York	St.	can	be	modified	to	provide	bicycle	detection.		Given	the	turning	movements	at	112th	
Ave.	and	Fox	Run	Pkwy.,	continuing	on	the	path	on	the	south	side	of	112th	Ave.	requires	attention	and	
communication	with	vehicles	to	prevent	conflicts.

Additional Conclusions and Observations: Northglenn HEAL Committee

The	city	of	Northglenn’s	Healthy	Eating	and	Living	(HEAL)	Committee	conducted	walking	audits	of	several	
neighborhoods	in	the	Northglenn	portion	of	the	station	area	to	determine	their	safety	and	walkability	
for	pedestrians	and	bicyclists.		Their	major	findings	concur	with	the	project	team’s	findings	and	provided	
additional	insight	on	the	overall	walkability	of	the	station	area.	Those	findings	and	recommendations	are	
in	Appendix	4	and	included:

 ▪ Fox	Run	Neighborhood:		Using	a	walkability	evaluation	tool,	this	neighborhood	scored	76	out	of	a	
possible	100	points	for	walkability.		Comments	included:
 ▪ Fox	Run	Pkwy.	is	a	very	wide	road,	often	with	no	markings	or	signs	for	pedestrian	crossings.
 ▪ Fox	Run	Pkwy.	and	other	neighborhood	streets	have	good	shade	from	tree	canopies	in	many	

places.
 ▪ The	intersection	of	Fox	Run	Pkwy.and	112th	Ave.	is	a	challenge	for	pedestrians	due	to	lack	of	

signalization	and	should	be	improved.		
 ▪ Sidewalks	in	the	neighborhood	are	narrow	in	many	places;	they	need	to	be	improved	

throughout.
 ▪ 112th	Ave.:		This	road	scored	48	out	of	100	points	for	walkability.		Key	issues	included:

 ▪ Other	than	a	pedestrian	signal	at	112th	Ave.	and	York	St.,	there	are	no	designated	crosswalks	to	
the	businesses	on	the	south	side	of	112th	Ave.	between	Irma	Dr.	and	York	St.;	there	is	a	need	to	
add	dedicated	and/or	signalized	crosswalks	at	key	locations.

 ▪ Sidewalks	are	narrow,	mostly	attached	to	the	street,	and	with	little	or	no	shade	as	112th	Ave.	
approaches	the	station;	there	is	a	need	to	improve	and	detach	the	sidewalks	from	the	street.

 ▪ The	speed	and	volume	of	traffic	on	112th	Ave.	makes	walking	unpleasant;	an	engineering	study	
to	determine	the	safest	speeds	for	the	road	and	a	potential	“road	diet”	to	improve	safety	should	
be	conducted	.

 ▪ The	width	of	the	road	may	offer	the	opportunity	to	add	amenities	such	as	bike	lanes	or	
landscaping	to	increase	the	distance	from	pedestrians	to	traffic.

 ▪ Northwest	Neighborhood:		The	residential	district	to	the	north	and	west	of	the	station	scored	62	
points	on	the	walkability	scale.		Major	issues	included:
 ▪ Neighborhood	sidewalks	are	very	narrow	and	usually	attached	to	the	road	with	no	buffers.		

Wheelchairs	would	have	a	difficult	time	using	the	sidewalks.		Where	appropriate,	the	city	should	
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provide separated and improved sidewalks.
 ▪ The	route	for	pedestrians	from	the	neighborhood	to	the	station	(primarily	along	the	Wyco	Trail)	

is	indirect	and	should	have	better	signage.
 ▪ Few	pedestrian	amenities	exist	in	the	neighborhood	or	along	the	trail;	there	is	a	need	to	add	

those	amenities.
 ▪ The	trail	currently	does	not	have	lighting	or	shade;	there	is	a	need	to	add	those	amenities.

4-11



NORTHGLENN & THORNTON
112TH AVENUE
STATION AREA MASTER PLAN

4.6 Proposed Street Network

The major elements of a proposed street network for 
the	station	area	are	shown	in	Figure	4-7,	with	more	
details	provided	below.

The	conceptual	network	as	shown	includes:

 ▪ Planned improvements to York St. and 112th Ave. 
as	proposed	by	Northglenn	and	Thornton.

 ▪ A	small-block	street	network	within	future	
development	areas	to	encourage	walkability,	with	
all	new	roadways	being	“complete	streets”	and	as	
bicycle	and	pedestrian	friendly	as	possible.

 ▪ Where	appropriate,	continuation	of	existing	
streets	from	adjacent	neighborhoods	to	promote	good	connectivity	and	access.

Figure 4-7: Potential Street Network for Station Area

Source:	Project	Team
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analysis		related	to	the	potential		

realignment of York St.
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Even	without	the	station	area	development,	the	adjacent	roadway	network	will	experience	some	
operational	issues.	The	intersection	of	E.	112th	Ave./York	St.	will	operate	at	an	acceptable	Level	of	
Service	“D”	through	the	Year	2035,	but	the	Fox	Run	Parkway	approach	to	112th	Ave.	will	continue	to	
experience	long	delays.	As	demand	at	this	approach	increases,	a	traffic	signal	may	be	necessary	(and	
will	likely	be	warranted)	to	correct	the	operational	problems.	This	would	result	in	two	traffic	signals	
within	approximately	500	feet.		Based	on	some	potential	densities	associated	with	the	development	
of	the	station	area,	an	additional	2,500	to	6,100	daily	trips	could	be	generated	in	the	station	area,	with	
approximately	230-490	additional	trips	in	the	morning	peak	period	and	240-560	additional	trips	in	
the	evening	peak	period.	These	estimates	assume	a	slower	increase	in	daily	trips	than	would	normally	
be	seen	for	comparable	traditional	developments	due	to	the	nearby	station	and	anticipated	higher	
transit	use.		Since	the	intersection	of	112th	Ave./York	St.	is	already	anticipated	to	operate	at	Level	of	
Service	“D”,	which	typically	suggest	that	the	intersection	is	near	capacity,	the	added	trips	due	to	the	
development	of	the	station	area	would	most	likely	require	additional	mitigation.	However,	additional	
study	would	be	necessary	once	a	more	refined	development	plan	is	available	to	identify	the	specific	
mitigation	that	may	be	necessary.

York Street Realignment 

One	potential	strategy	for	improving	roadway	design	and	access	to	the	station	area	is	the	realignment	of	
York	St.	to	intersect	112th	Ave.	at	Fox	Run	Pkwy.	This	would	result	in	the	signalized	intersection	moving	
to	this	location	and	the	old	York	St.	alignment	serving	local	neighborhood/development	access.	This	
would	eliminate	the	need	to	install	two	signalized	intersections	within	500	feet	of	each	other	and	create	
better	separation	between	the	signalized	intersection	and	the	North	Metro	rail	line.	The	realignment	
would	also	relocate	the	primary	access	to	the	Fox	Run	subdivision	to	a	more	logical	location	and	better	
serve	the	existing	neighborhood.	Finally,	pedestrian	and	bicycle	access	would	also	be	improved.		Figure	
4-8a	illustrates	the	current	configuration	of	York	St.	and	the	potential	realignment.

4-13



NORTHGLENN & THORNTON
112TH AVENUE
STATION AREA MASTER PLAN

Figure 4-8a: Current and Potential Realignment of York St.

Source:	Project	Team

The	primary	drawback	of	the	realignment	would	be	the	increased	cost	to	construct	the	new	alignment	
instead	of	merely	widening	the	existing	alignment.	There	would	be	some	cost	savings	by	ending	the	
proposed	city	of	Thornton	widening	of	112th	Ave.	between	York	St.	and	Colorado	Blvd.	at	Fox	Run	Pkwy.,	
thereby	reducing	the	widening	by	approximately	500	feet.	Based	on	planning	level	cost	estimates,	
the	realignment	could	cost	approximately	$3	million	to	construct,	while	widening	the	existing	York	St.	
alignment	would	cost	closer	to	$2	million.		A	more	refined	development	plan	and	additional	study	will	
be	needed	to	determine	the	specific	lane	geometry	that	would	be	needed	at	the	112th	Ave.	intersection	
with	re-aligned	York	St.		Figure	4-8b	illustrates	the	key	issues	associated	with	maintaining	the	current	
alignment	of	York	St.,	and	Figure	4-8c	shows	key	issues	associated	with	the	potential	realignment	of	York	
St.		All	of	these	issues	should	be	explored	in	more	detail	in	future	traffic	engineering	studies.
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Figure 4-8b: Key Issues/Challenges With Maintaining Current York St. Alignment
 

Source:	Project	Team

Figure 4-8c: Key Issues/Challenges With Realignment of York St.

 
Source:	Project	Team 
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4.7 Proposed Pedestrian and Bicycle Connectivity Improvements

Figure	4-9	shows	a	conceptual	bicycle/	pedestrian	
facility	network	to	provide	additional	local	access	
to	the	rail	station	and	to	complement	existing	and	
planned	facilities.

The	major	elements	of	the	proposed	network	include:

 ▪ Enhanced bicycle/pedestrian facilities (including 
shared facilities where necessary) along 
both sides of 112th Ave. and York St. These 
improvements	will	be	especially	important	for	
residents living west of the railroad alignment 
and north of 112th Ave.  It is highly unlikely that 
any	direct	pedestrian	connection	can	or	will	be	
made	under	or	over	the	railroad	tracks	(due	to	
grade	issues,	engineering	challenges,	or	cost).		
Therefore,	ensuring	good	connections	that	are	
as	direct	and	convenient	as	possible	for	that	
neighborhood	is	essential,	especially	along	the	
major roadways.

 ▪ Designation of new bicycle routes on existing 
roadways throughout the station area, including 
in the Fox Run neighborhood, in and around the industrial park, and on roadways in the residential 
areas to the east and west of the station.  This assumes that the greenway improvements included 
in	the	development	concepts	as	shown	in	Chapter	4	are	implemented	with	major	bicycle	and	
pedestrian	connections,	providing	connections	to	all	local	and	regional	bicycle/pedestrian	facilities	in	
the area.

 ▪ Utilization of Wyco Trail south of 112th Ave. as a regional trail.	Currently,	the	Wyco	right-of-way	
south	of	112th	Ave.	is	undeveloped,	with	potential	equipment	hazards	located	in	the	right-of-
way.		This	right-of-way	should	be	redesigned	and	improved	(including	improvements	to	avoid	or	
potentially	remove	the	equipment	hazards)	to	provide	a	continuous	connection	from	the	trail	north	
of 112th Ave. to the regional trails south of the industrial area.

 ▪ The addition of bicycle/pedestrian signals at key points along 112th Ave.	to	maximize	bicycle	and	
pedestrian	access	across	the	roadway	to	the	station	and	other	areas,	and	to	improve	safety.		This	
can	be	done	in	conjunction	with	new	auto	signals	depending	on	the	exact	alignment	of	north-south	
roadways	in	the	station	area.		
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Key Policy Directions/Recommendations:

    Pedestrian and Bicycle Connectivity

• Provide	enhanced	facilities	along	York	St.

• Designate	new	bicycle	routes	on	existing	

streets throughout the study area.

• Upgrade	the	Wyco	Trail	south	of	112th	

Ave.	and	make	it	a	continuous	connection	

to the north and south.

• Provide	signalized	bicycle/pedestrian	

crossing	points	at	key	locations	along	

112th Ave..

• Plan	for	bicycle	facility	needs	for	new	

developments	in	the	station	area,	

coordinating	trail	connections	between	

the	cities.

• Establish	guidelines	for	a	bike	sharing	

program	throughout	the	station	area.
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Figure 4-9: Proposed Bicycle and Pedestrian Facility Connections

Source:	Project	Team

 ▪ Develop a comprehensive bicycle facility strategy.		Further	improvement	to	existing	and	future	
facilities	that	support	bicyclists	will	be	important	to	help	employees	and	residents	shift	away	from	
single-occupant	vehicles	(SOVs).	Advocating	for	and	supporting	the	implementation	of	micro-
mobility	hubs	the	station	and	all	new	developments	will	help	create	a	non-SOV	commuter	culture.	
Micro-employer	mobility	hubs	could	include	bicycle	racks	and/or	lockers,	pumps,	and	basic	bicycle	
tool	kits.	Access	to	showers	and	lockers	is	also	an	important	amenity	needed	to	support	bicyclists	
and	to	encourage	a	shift	in	travel	behavior.	The	two	cities	and/or	the	Smart	Commute	Metro	North	
Transportation	Management	Association	(or	TMA)	could	provide	incentives	to	any	existing	or	future	
employers	in	the	station	area	to	invest	in	facilities	that	support	bicyclists.	Those	incentives	could	
include:
 ▪ Purchase	and/or	installation	of	bike	racks	and/or	lockers.
 ▪ Distribution	of	bicycle	tool	kits	to	employers	to	support	the	micro-mobility	hub	concept.
 ▪ Providing	air	pumps	to	employers	to	provide	“peace	of	mind”	for	the	casual	cyclists.
 ▪ Offering	bicycle	maintenance	classes	to	increase	confidence	of	cyclists.
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 ▪ Establish guidelines for a bike sharing program throughout the station area, including	potential	
vendors	and	sponsors,	initial	locations,	and	sharing	mechanisms.	This	could	include	“micro	mobility	
hubs”	that	focus	on	bicycle	facilities	but	also	provide	information	on	other	modes.		It	could	also	
include	one	or	more	pilot	programs	to	be	implemented	concurrently	with	the	opening	of	the	North	
Metro	line	and	the	station	in	2018.

4.8 Transit and Transportation Demand Management (TDM) Enhancements

Future RTD Services

RTD	bus	service	currently	is	focused	on	the	major	
arterials	surrounding	the	station	and	station	area,	
with	no	direct	bus	access	to	the	station	area	itself	
being	currently	provided.		Once	the	Northglenn	at	
112th	Station	goes	into	service	in	2018,	RTD	will	
reorient	some	of	its	bus	service	in	the	area,	including	
potentially	providing	a	new	route	to	directly	serve	
the	new	station.		Northglenn	and	Thornton	should	
continue	to	work	with	RTD	to	ensure	maximum	
bus	connectivity	to	the	station	based	on	potential	
demand	to	adequately	provide	good	connections	to	
surrounding	neighborhoods.

Other Transit and Alternative Mode Options

In	addition	to	fixed-route	transit	services,	a	variety	
of	potential	alternative	mobility	services	can	be	
considered	for	the	station	area	in	the	future.		The	
project	team	has	developed	a	list	of	alternative	
mobility	options	that	could	potentially	improve	
access	to	and	from	the	station	and	throughout	the	
surrounding	station	area.		

 ▪ Increase transit usage to the station (and 
correspondingly decrease the need to drive to 
the station). 	The	Smart	Commute	Metro	North	
TMA	(of	which	Northglenn	and	Thornton	are	
members)	promotes	the	RTD	EcoPass	program,	
which	is	available	on	an	employer-by-employer	
basis;	these	passes	provide	employers	with	tax	
benefits	but	generally	must	be	made	available	
to all employees. RTD also provides a FlexPass 
program,	which	includes	more	flexibility	in	
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Key Policy Directions/Recommendations:

    Transit

• Continue	to	work	with	RTD	to	evaluate,	

revise,	and	upgrade	potential	fixed-route	

services	for	the	station.

• Work	with	the	Smart	Commute	Metro	

North	TMA	to	develop	or	expand	transit	

pass	programs	for	local	businesses.

• Work	with	the	TMA	to	promote	car	

sharing and vanpooling.

• Develop a comprehensive parking 

management	strategy	for	the	station	

area	in	Northglenn,	coordinating	when	

possible	with	Thornton’s	existing	parking	

management plan.

• Use	the	TMA	to	identify	transit	gaps	and	

work	with	RTD	and	private	providers	to	fill	

those gaps.

• Work	with	the	TMA	to	develop	innovative	

technology-driven	transit	solutions	for	the	

area.

• Implement	a	mobility	hub	program	

throughout	the	station	area	that	focuses	

on	car-	and	bike-sharing,	wayfinding,	and	

transit	user	information	and	access.

• Work	with	the	TMA	to	develop	a	

comprehensive	Transportation	Demand	

Management	(TDM)	strategy	for	the	

station	area.
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distribution	and	price,	and	also	provides	the	opportunity	for	employers	to	set	up	transit	pass	sales	or	
vouchers	for	their	employees.	The	TMA	and	the	two	cities	have	a	variety	of	options	to	expand	usage	
of	EcoPasses	in	the	station	area,	including:	expanding	marketing	of	EcoPass	options	and	benefits	to	
all	employers;	and	working	with	RTD	to	develop	a	new	transit	pass	program	just	for	the	TMA	area	
that	provides	additional	flexibility	for	distribution	and	usage	of	passes.	The	cities	of	Northglenn	
and	Thornton	should	woork	with	the	TMA	to	identify	appropriate	pass	programs	and	cost	sharing	
options.	

 ▪ Promote car sharing and vanpooling. 	The	Smart	Commute	Metro	North	TMA	currently	works	with	
DRCOG	to	promote	and	provide	carpools	and	vanpools	for	the	station	area	but	relies	on	that	agency	
to	administer	the	program.	The	TMA	can	assist	with	creating	a	closed	network	for	ride-sharing	
specific	to	the	station	area	region	using	DRCOG's	Way	to	Go	Program,	or	other	programs	and	ride-
sharing	opportunities	as	they	become	available.

 ▪ Develop a comprehensive parking management strategy for Northglenn.  One of the major 
concerns	of	residents	of	neighborhoods	near	the	station	is	the	uncertainty	about	the	impacts	of	
commuter	parking	associated	with	the	opening	of	the	North	Metro	line	and	the	Northglenn	at	112th	
Station.		The	city	of	Thornton	has	already	completed	a	Parking	Management	study	applicable	to	the	
station	areas	within	Thornton’s	jurisdiction,	and	it	is	anticipated	that	the	recommended	strategies	
from	this	study	will	be	applied	to	the	Thornton	portion	of	the	112th	Station	area	area	as	needed	and	
appropriate.		As	the	station	and	its	related	development	occurs	in	the	next	few	years,	Northglenn	
should	also	develop	a	parking	management	strategy	for	the	Northglenn	portion	of	the	station	area	
to	alleviate	area	resident	concerns	and	provide	equitable	parking	solutions	for	residents,	employees	
and	visitors.		Ideally,	Northglenn	could	coordinate	with	Thornton	on	the	parking	strategies	that	
Thornton	will	be	implementing.		Specific	strategies	that	Northglenn	might	consider	include:
 ▪ Establishment of a coordinated parking strategy for new developments in Northglenn	by	

reducing	parking	minimum	requirements	on	a	per-worker	basis	to	gradually	reduce	free	parking	
availability.	This	could	also	include	establishing	parking	maximums	(instead	of	minimums)	to	
place	a	ceiling	on	parking	spaces	per	workers,	providing	parking	advantages	for	carpools	and	
vanpools,	unbundling	parking	from	rent	or	sale	prices	of	office	or	residential	buildings.

 ▪ Shared parking facilities.	Future	parking	facilities	(at	the	station	or	in	adjacent	Northglenn	
developments)	should	be	studied	for	the	potential	of	sharing	those	facilities	with	non-single-
occupant	vehicle	(SOV)	facilities,	including	first/last	mile	modes	and	programs	and	potentially	
mobility	hubs	to	encourage	alternative	mode	usage	during	the	workday.	

 ▪ Neighborhood parking management. 	If	commuter	parking	does	become	a	problem	in	
established	neighborhoods,	Northglenn	should	look	into	conducting	a	parking	study	to	
determine	appropriate	parking	management	strategies.		For	example,	some	cities	have	
established	parking	permit	programs	to	provide	priority	parking	for	local	residents	and	
discourage	or	prohibit	commuter	parking.	Northglenn	should	determine	if	this	or	other	
strategies	would	be	appropriate	near	this	station.

 ▪ Improve transit options and services.  The	two	cities	and	the	TMA	should	work	with	RTD	to	identify	
gaps	in	existing	transit	service	and	the	potential	for	filling	them	with	enhanced	RTD	service.	If	
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necessary,	the	cities	or	the	TMA	could	explore	grant	oportunities	to	fund	transit	studies	and	services.	
An	example	is	GO	Boulder	and	the	collaboration	between	the	City	of	Boulder	and	RTD	to	subsidize	
local	circulator	services	in	that	city	such	as	the	Hop,	Skip,	Jump,	Bound,	and	other	services.	The	two	
cities	and	the	TMA	should	work	with	DRCOG	or	other	local,	regional,	or	national	agencies	or	entities	
to	study	short-term	and	long-term	circulation	options	near	North	Metro	Line	commuter	stations	
and	throughout	the	station	area.	These	organizations	should	explore	collaborative	funding	programs	
and	incentive	programs	that	could	assist	with	a	pilot	project	for	local	circulation	to	the	station.	
In	particular,	the	cities	and	the	TMA	should	explore	options	available	through	the	Federal	Transit	
Administration,	New	Partners	for	Smart	Growth,	National	Resources	Defense	Council	(and	its	Urban	
Solutions	Program),	Urban	Land	Institute,	or	other	entities	to	fund	studies	of	enhanced	station	area	
circulation.

 ▪ Explore new innovative transit solutions. 	The	station	area	should	be	a	“living	laboratory”	for	
exploring,	testing,	and	implementing	new	approaches	to	local	transit	circulation.	Many	transit	
systems	around	the	country	are	exploring	options	to	the	traditional	fixed-route	transit	service	
models,	such	as:	flexible	route	services,	where	vehicles	operate	on	fixed	routes	but	are	allowed	
to	deviate	from	those	routes	(either	all	day	or	just	in	off-peak	hours)	to	provide	demand-response	
pick-ups;	enhanced	demand-response	or	call-and-ride	services;	and	checkpoint	services,	where	
on-demand	vehicles	circulate	through	a	service	zone	but	make	scheduled	pickups	at	designated	
locations	at	established	times	throughout	the	day.	In	addition	to	those	approaches	undertaken	by	
transit	agencies,	many	areas	are	exploring	entirely	new	service	models	that	are	private-sector	driven.	
The	most	common	recent	example	is	from	a	company	called	Bridj,	which	operates	completely	with	a	
mobile	app	for	pickups	and	drop-offs	in	designated	areas.	The	two	cities	or	the	TMA	should	partially	
or	totally	subsidize	costs	for	this	type	of	provider.	The	cities	or	the	TMA	could	open	its	service	needs	
to	competition	from	private	sector	entities	(and	RTD	if	it	chose	to	do	so)	to	develop	a	pilot	project	for	
local	circulation	around	the	station.		This	could	include	establishing	minimum	service	standards	and	
objectives	and	letting	the	private	sector	propose	an	operating	structure.	This	type	of	pilot	project,	if	
successful	and	cost-effective,	could	be	expanded	to	other	portions	of	the	station	area	and	could	be	a	
groundbreaking	example	of	public/private	sector	collaboration	to	meet	a	specific	transit	need.

 ▪ Explore implementing mobility hubs. 	The	mobility	hub	concept	is	a	common-sense	concept	that	
attempts	to	integrate	all	activities	in	and	around	a	transit	facility	in	a	way	that	maximizes	its	utility	
and	benefit	to	transit	users,	local	residents,	employees,	and	visitors,	including	incorporating	local	
transit,	bike	sharing,	car	sharing,	and	good	wayfinding	and	user	information.	This	effort	could	engage	
the	private	sector	and	future	developers,	if	feasible,	to	establish	appropriate	minimum	standards	for	
mobility	hubs	based	on	potential	demand	at	the	station	and	in	new	developments	and	to	agree	on	
potential	locations	for	pilot	locations	at	key	areas	throughout	the	station	area	as	it	develops.			As	part	
of	the	mobility	hub	effort,	the	two	cities	or	the	TMA	could	explore	a	number	of	key	elements:
 ▪ Develop a car sharing strategy:		Similar	to	the	bike	sharing	strategy,	the	TMA	should	work	with	

its	partners	to	establish	guidelines	and	service	standards	for	a	car	sharing	strategy	that	meets	
the	specific	needs	of	the	station	area.	

 ▪ Develop a wayfinding/travel information strategy:  The	cities	or	the	TMA	could	solicit	proposals	
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for	development	of	a	comprehensive	wayfinding/signage	strategy	for	implementation	initially	in	
selected	areas	and	ultimately	throughout	the	station	area.	

 ▪ Develop initial locations for hubs:  The	cities	or	the	TMA	should	work	with	its	public	and	private	
partners	to	develop	initial	pilot	locations	for	mobility	hubs	along	with	a	hierarchy	of	services	to	
be	provided	at	different	locations.	The	initial	focus	should	be	on	major	activity	centers	(obviously	
including	the	rail	station),	with	the	goal	of	providing	some	type	of	hub	at	many	key	locations	
throughout	the	station	area	such	as	residential	or	commercial	developments.	Ultimately,	the	
two	cities	and	the	TMA	should	decide	on	its	long-range	goal	for	mobility	hub	implementation.	
Depending	on	resources,	one	goal	could	be	to	ensure	that	no	employee	or	resident	in	the	station	
area	is	more	than	a	quarter-mile	from	a	mobility	hub,	where	he	or	she	would	have	access	to	all	
modes	within	no	more	than	a	five-minute	walk.

 ▪ Become a leader in Transportation Demand Management (TDM) Programming.  Working	through	
the	TMA,	the	two	cities	could	establish	Smart	Commute	Metro	North	as	a	pioneer	in	establishing	
TDM	programs	at	the	station	area	to	promote	alternative	transportation.		These	activities	could	
include:
 ▪ Developing	innovative	comprehensive	resident	and	employee	information	programs	for	all	

modes	to	promote	trip	planning.		The	TMA	could	develop	a	pilot	program	for	“casual/dynamic”	
travel	planning	that	uses	a	mobile	app	to	provide	up-to-date	information	to	employees	
and	residents	on	all	modes.	This	could	include	the	ability	to	provide	instant	ridesharing/
carpooling	partners	for	drivers,	up-to-date	transit	information	(including	next	bus	and	next	train	
information),	and	information	on	available	bike	and	car	sharing	facilities	and	options.	

 ▪ Implement	policies	that	promote	alternative	modes.		The	TMA	could	explore	the	potential	of	
developing	a	comprehensive	menu	of	programs	that	would	promote	alternative	mode	usage	
in	new	developments.	This	could	include	car	and	bike	sharing	for	new	developments.		Another	
potential	policy	that	could	be	explored	for	feasibility	is	the	potential	for	an	alternative	mode	
facility	tax	or	assessment	district	(that	could	potentially	provide	funding	for	local	transit	
circulation,	car/bike	sharing	programs,	mobility	hubs,	and	sidewalk/trail	improvements),	and	
other	regulatory	options.
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4.9 Summary: Connectivity Goals

The	mobility	improvements	recommended	in	this	chapter	are	aimed	at	meeting	the	connectivity	goals	
illustrated	in	Figure	4-1	in	the	following	ways:

1. Access	for	the	neighborhoods	to	the	west	of	the	railroad	line	and	north	of	112th	Ave.	to	the	station:	
Planned	improvements	to	112th	Ave.	along	with	recommended	upgrades	to	pedestrian	and	bicycle	
facilities	on	112th	Ave	and	throughout	the	neighborhoods	to	the	west	of	the	rail	station	should	
improve	overall	access	for	those	neighborhoods.

2. Access	for	the	Thornton	neighborhoods	to	the	north	and	east	to	the	station:		Establishment	of	
an	inter-connected	street	grid	in	the	new	development	area	east	of	the	rail	station	along	with	
recommended	multi-modal	path	upgrades	throughout	the	area	should	improve	access	for	the	
neighborhoods	to	the	east	of	the	station	(including	for	Hulstrom	K-8	School).

3. Connecting	Margaret	W.	Carpenter	Park	and	Open	Space	to	the	station	and	to	future	development	
areas	north	of	112th	Ave.:	Planned	upgrades	to	112th	Ave.	along	with	recommended	enhancements	
to	multi-modal	facilities	should	improve	access	between	new	development	areas	and	the	Park.

4. Access	from	the	Fox	Run	neighborhood	to	the	station:	Planned	upgrades	to	112th	Ave.	along	with	
the	potential	realignment	of	York	St.	would	significantly	improve	the	access	from	the	Fox	Run	
neighborhood	to	the	station.

5. Connecting	the	open	space	pieces	south	of	the	industrial	park	to	the	station	and	other	regional	
connections:	Recommended	upgrades	to	the	Wyco	right-of-way	in	this	area	along	with	additional	
improvements	to	multi-modal	facilities	should	improve	access	to	the	station	from	this	area.

6.	 Access	for	the	industrial	park	to	the	southwest	to	the	station:	Planned	upgrades	to	112th	Ave.	along	
with	additional	improvements	to	multi-modal	connections	should	significantly	improve	access	to	this	
area	from	the	station.
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CHAPTER FIVE: OVERALL POLICY DIRECTION AND RECOMMENDATIONS FOR CITY 
OF NORTHGLENN

This	plan	is	designed	to	establish	a	vision	for	the	future	of	the	Northglenn	at	112th	Station	area.	To	
achieve	that	vision	–	as	conceptualized	in	the	Preferred	Alternative	–	the	two	cities	and	their	partners	
will take many purposeful and focused steps over the course of several years. Some of these steps will 
be	similar	for	both	cities,	while	some	steps	will	be	unique	to	Northglenn	or	Thornton.		These	steps	will	
require	ongoing	collaboration	and	strong	partnerships	between	and	among	the	cities,	RTD,	other	public	
agencies,	the	private	sector,	and	the	local	residents.		

This	chapter	outlines	recommendations	for	the	city	of	Northglenn	and	includes	a	number	of	
implementation	strategies	and	policies;	roles	and	responsibilities	among	city	of	Northglenn	staff,	
Thornton	City	Council	or	other	outside	entities	and	agencies;	and	suggested	timeframes	for	
implementation.	These	strategies,	used	in	combination	with	each	other	and	with	the	Northglenn at 
112th Station TOD Public Space Design Guidelines prepared	as	Appendix	5,	are	intended	to	ensure	the	
full	development	potential	of	the	station	area	is	met	as	envisioned	by	the	STAMP.		

Implementation	strategies	are	organized	by	the	following	categories:

 ▪ Land	Use,	Zoning,	and	Urban	Design;
 ▪ Infrastructure	and	Utilities;	and
 ▪ Mobility	Planning

Table	5-1	identifies	the	implementation	strategies	for	the	city	of	Northglenn	along	with	suggested	
roles	and	responsibilities	and	potential	timeframes	for	implementation.	Those	strategies	that	should	
be	implemented	in	the	short-term	are	immediate	actions	that	will	be	implemented	within	the	next	1-2	
years.	Strategies	with	a	medium-term	timeframe	will	likely	be	implemented	before	and	shortly	after	the	
opening	of	the	commuter	rail	station	and	are	expected	to	be	put	in	place	within	3-5	years.	Strategies	
with	a	long-term	timeframe	are	likely	to	occur	in	the	in	the	6+	year	timeframe
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Table 5-1: Recommended Implementation Strategies for the City of Northglenn

5-2

Timeframe Key
Short = 1-2 years
Medium	=	3-5	years
Long	=	6+	years

No. Strategy Responsibility Timeframe

N1 Adopt the Northglenn at 112th Station Area Master 
Plan: 	Formally	adopt	the	STAMP,	emphasizing	the	
Vision,	Preferred	Alternative,	Guiding	Principles	
and	Implementation	Strategies	as	the	core	Plan	
elements	intended	to	guide	public	and	private	
development and investment decisions related to 
land	use,	infrastructure,	and	mobility	planning.	The	
City will review future development proposals within 
the	STAMP	area	for	compliance	with	the	core	Plan	
elements.

City	Council,	City	staff

N2 Amend Comprehensive Plans and Zoning Codes:  
The city should amend its Comprehensive Plans and 
zoning codes to incorporate the elements of this 
STAMP	as	the	first	steps	in	developing	a	consistent	
strategy	for	plan	implementation,	with	particular	
emphasis	on	the	plan’s	proposals	for	residential,	
commercial,	and	industrial	development	and	
redevelopment.

City	Council,	City	staff

N3 Amend Northglenn Development Code to 
Incorporate Plan Elements:  As the city of 
Northglenn updates its Development Code, develop 
specific zoning recommendations to implement the 
plan’s proposals for land use and zoning.

City Council

N4 Propose implementation strategies for annual 
consideration in City Council Work Plans:	Prioritize	
implementation	strategies	for	annual	inclusion	into	
the	City	Council	Work	Plan.

City	Council,	City	staff

N5 Dedicated TOD Staff:	Create	a	staff	position	
or	combination	of	positions	within	the	city	of	
Northglenn	dedicated	solely	to	implementation	and	
marketing	of	the	station	area	master	plans	and	TOD	
development	along	the	North	Metro	line.	Duties	
would	include	attracting	and	working	with	private	
sector interests to ensure new development and 
redevelopment	meets	the	vision	for	each	station	
area;	proactive	communication	with	property	
owners,	developers	and	the	surrounding	community;	
pursuing planning and infrastructure funding 
opportunities;	and	serving	as	a	single	point	of	
contact for all city department reviews and project 
implementation	activities	to	ensure	public	and	
private	sector	actions	are	synchronized.

City	staff
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Timeframe Key
Short = 1-2 years
Medium	=	3-5	years
Long	=	6+	years

No. Strategy Responsibility Timeframe

N6 Approve Urban Design Guidelines:  Using the 
Northglenn	at	112th	Station	TOD	Public	Space	Design	
Guidelines	developed	for	this	project,	develop	
specific	TOD-related	design	guidelines	to	ensure	that	
new developments meet desired design standards.

City	Council,	City	staff Short-term

N7 Monitor Plan Progress: Conduct a periodic 
review	of	the	STAMP	to	assess	effectiveness	and	
progress	toward	implementation.	As	needed	
and	appropriate,	recommended	changes	could	
include	STAMP	updates,	amendments	to	governing	
regulations	and/or	consideration	of	new	or	modified	
financing	strategies.		Amendments	to	Chapter	5:	
Implementation	Strategies,	or	changes	to	the	land	
use	designations	within	Northglenn’s	jurisdiction	
in	the	Preferred	Alternative	or	other	aspects	of	this	
112th	Station	Area	Master	Plan	that	would	solely	
affect	Northglenn	and	not	Thornton	may	be	approved	
by	the	city	of	Northglenn	without	need	for	approval	
by	the	city	of	Thornton.	

City	staff Ongoing

N8 Develop a comprehensive urban art program: 
Working	with	RTD	and	the	Northglenn	Arts	and	
Humanities	Foundation,	the	city	should	establish	
and	fund	urban	art	programs	for	the	station	and	the	
station	area	and	its	new	developments.			This	should	
aim	for	a	comprehensive,	unified	art	program	for	the	
station	and	station	area	that	focuses	on	functional	
art	installations	that	(where	appropriate)	can	also	
function	as	wayfinding	for	local	residents,	employees,	
and visitors.

City	staff,	Arts	and	
Humanities	Foundation

Medium-term

N9 Define and Update Infrastructure Needs:  As the 
proposed	land	use	concepts	are	better	defined	in	
the	future,	station	area	infrastructure	needs	will	
need	to	be	better	defined	for	capacity	and	costs,	
including	the	preparation	of	a	design	development	
level	civil	engineering	drainage/infrastructure	
plan	and	a	cost	estimate	for	drainage	and	utility	
improvements,	including	the	costs	of	water	quality	
features,	detention	ponds,	grade	crossings,	low	water	
crossings,	wet	and	dry	utilities,	lighting,	streets,	bike	
paths,	pedestrian	paths,	trails,	all	forms	of	multi-
modal	connectivity,	and		open	space.

City	staff Long-term
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Timeframe Key
Short = 1-2 years
Medium	=	3-5	years
Long	=	6+	years

No. Strategy Responsibility Timeframe

N10 Explore financing strategies:  The city should 
hire	a	consultant	to	explore	the	potential	of	–	
and	ultimately	help	create	-	innovative	financing	
mechanisms	for	development-supportive	
infrastructure	around	the	station	(such	as	Metro	
District	or	other	assessment	district).

City	staff Medium-term

N11 Develop joint standards for roadway design and 
development in the station area:		The	two	cities	
should work together as appropriate to develop 
roadway design standards for improvements needed 
to	York	St.	and	112th	Ave.	in	the	station	area	to	
promote	walkability	and	improve	overall	mobility	and	
safety.		Those	activities	should	include:
 ▪ Developing	design	guidelines	for	a	small-block	

street network within future development areas 
to	promote	walkability.

 ▪ Continuing	adjacent	street	patterns	into	new	
development areas.

 ▪ Conducting	a	detailed	traffic	engineering	analysis	
related	to	the	potential	realignment	of	York	
Street.

 ▪ Northglenn	could	study	the	potential	
implementation	of	a	“road	diet”	for	112th	Ave.	
in	and	around	the	station	area.		The	speed	and	
volume	of	traffic	on	112th	Ave.	makes	walking	
unpleasant	and	safe,	and	a	“road	diet”	to	calm	
traffic	could	result	in	significant	upgrades	to	
pedestrian and auto safety.

Northglenn and 
Thornton	staffs

Short-to-
Medium-term
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Timeframe Key
Short = 1-2 years
Medium	=	3-5	years
Long	=	6+	years

No. Strategy Responsibility Timeframe

N12 Develop standards for pedestrian and bicycle 
facility planning:  Northglenn should implement a 
comprehensive	pedestrian	and	bicycle	analysis	of	
the	station	area,	using	the	HEAL	analysis	as	a	starting	
point	for	the	Northglenn	portion	of	the	station	area,	
to	upgrade	and	enhance	pedestrian	and	bicycle	
facilities	throughout	the	station	area.		Those	activities	
should	include:	
 ▪ Conducting	a	comprehensive	sidewalk	inventory	

and developing a program to add them where 
absent	and	upgrade	existing	sidewalks	(including	
detaching	from	the	street	wherever	possible).

 ▪ Adding	pedestrian	signals	at	key	locations	along	
112th	Ave.,	including	at	Fox	Run	Pkwy.,	between	
York	St.	and	Irma	Dr.,	and	other	locations,	to	slow	
traffic	and	aloe	pedestrian	and	bicycle	access	
across the roadway.

 ▪ The	width	of	112th	Ave.	in	the	station	area	offers	
the	opportunity	to	add	amenities	such	as	bike	
lanes or landscaping to increase the distance 
from	pedestrians	and	cyclists	to	traffic.

 ▪ Work	with	Thornton	on	aligning	trail	connections.
 ▪ Add	amenities	such	as	wayfinding,	lighting,	and	

other	upgrades	to	existing	trails	and	facilities	as	
needed.

 ▪ Be	open	to	the	possibility	of	a	bike	sharing	
program	throughout	the	station	area.

Northglenn and 
Thornton	staffs,	local	
bicycle	and	pedestrian	
advocacy groups

Short-to-
Medium-term
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Timeframe Key
Short = 1-2 years
Medium	=	3-5	years
Long	=	6+	years

No. Strategy Responsibility Timeframe

N13 Develop a comprehensive innovative station area 
transit planning strategy:  Northglenn should 
develop	innovative	transit	solutions	for	the	area,	
including:	
 ▪ Continuing	to	work	with	RTD	to	evaluate,	revise,	

and	upgrade	potential	fixed-route	services	for	the	
station.

 ▪ Working	with	the	Smart	Commute	Metro	North	
TMA	to	develop	or	expand	transit	pass	programs	
for	local	businesses	or	wider	areas.

 ▪ Working	with	the	TMA	to	promote	car	sharing	
and vanpooling.

 ▪ Development of a comprehensive parking 
management	strategy	for	the	station	area.

 ▪ Using	the	TMA	to	identify	transit	gaps	and	work	
with	RTD	and	private	providers	to	fill	those	gaps.

 ▪ Working	with	the	TMA	to	develop	innovative	
technology-driven	transit	solutions	for	the	area.

 ▪ Implementing	a	mobility	hub	program	
throughout	the	station	area	that	focuses	on	car-	
and	bike-sharing,	wayfinding,	and	transit	user	
information	and	access.

 ▪ Working	with	the	TMA	to	develop	a	
comprehensive	Transportation	Demand	
Management	(TDM)	strategy	for	the	station	area.

Northglenn and 
Thornton	staffs,	local	
bicycle	and	pedestrian	
advocacy groups

Medium-term
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CHAPTER SIX: IMPLEMENTATION RECOMMENDATIONS FOR CITY OF THORNTON

This	plan	is	designed	to	establish	a	vision	for	the	future	of	the	Northglenn	at	112th	Station	area.	To	
achieve	that	vision	–	as	conceptualized	in	the	Preferred	Alternative	–	the	cities	of	Northglenn	and	
Thornton,	along	with	their	partners,	will	take	many	purposeful	and	focused	steps	over	the	course	
of	several	years.	Some	of	these	steps	will	be	similar	for	both	cities,	while	some	steps	will	be	unique	
to	Thornton	or	Northglenn.		These	steps	will	require	ongoing	collaboration	and	strong	partnerships	
between	the	cities,	RTD,	other	public	agencies,	the	private	sector,	and	the	local	residents.		

This	chapter	outlines	recommendations	for	the	city	of	Thornton,	which	include	a	number	of	
implementation	actions;	roles	and	responsibilities	among	city	of	Thornton	staff,	Thornton	City	Council	or	
other	outside	agencies	or	entities;	and	suggested	timeframes	for	implementation.	These	actions,	used	in	
combination	with	each	other,	are	intended	to	ensure	the	full	development	potential	of	the	station	area	is	
met	as	envisioned	by	the	STAMP.	

The	Implementation	actions	outlined	in	this	chapter	address	the	following	planning	issues:

 ▪ Land	Use,	Zoning,	and	Urban	Design;
 ▪ Infrastructure	and	Utilities;	and
 ▪ Mobility	Planning

Table	6-1	identifies	the	implementation	actions	for	Thornton	along	with	suggested	roles	and	
responsibilities	and	potential	timeframes	for	implementation.	Those	actions	that	should	be	implemented	
in	the	short-term	are	immediate	actions	that	will	be	implemented	within	the	next	1-2	years.	Actions	
with	a	medium-term	timeframe	will	likely	be	implemented	shortly	after	the	opening	of	the	commuter	
rail	station	and	are	expected	to	be	put	in	place	within	3-5	years.	Actions	with	a	long-term	timeframe	are	
likely	to	occur	in	the	in	the	6+	year	timeframe.

6-1
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Table 6-1: Recommended Implementation Actions for City of Thornton

6-2

Timeframe Key
Short = 1-2 years
Medium	=	3-5	years
Long	=	6+	years

No. Strategy Responsibility Timeframe

T1 Adopt the Northglenn at 112th Station Area Master 
Plan:		Formally	adopt	the	STAMP,	emphasizing	
the	Preferred	Alternative,	Northglenn	at	112th	
Station	TOD	Public	Space	Design	Guidelines,	and	
Implementation	Strategies	for	Thornton	as	the	core	
Plan	elements	for	Thornton	intended	to	guide	public	
and private development and investment decisions 
related	to	land	use,	infrastructure,	and	mobility	
planning.  Thornton will review future development 
proposals	within	the	STAMP	area	for	compliance	with	
the core Plan elements.

City	Council,	City	
Development

Short-term

T2 Support and encourage rezoning to reflect STAMP:  
City	of	Thornton	staff	should	encourage	and	support	
developer proposals to rezone the property within 
the	STAMP	area	to	be	consistent	with	the	land	uses	
and	densities	identified	in	the	STAMP	Preferred	
Alternative.	

City	Council,	City	
Development

Short 
-medium- 
term 
(as	needed)

T3 Support Comprehensive Plan Amendments that 
reflect STAMP:  At	the	time	that	the	Thornton	
Comprehensive	Plan	is	updated,	the	land	within	
Thornton	that	is	identified	within	this	study	area	
should	be	amended	on	the	Future	Land	Use	Map	
to	reflect	the	STAMP	Preferred	Alternative.	If	
development is proposed prior to the Comprehensive 
Plan	update,	city	of	Thornton	staff	should	support	
Comprehensive	Plan	amendments	required	to	
align a development proposal with the land uses 
and	densities	identified	in	the	STAMP	Preferred	
Alternative.	

City	Council,	City	
Development

Short-term

T4 Propose implementation strategies for annual 
consideration in City Council Work Plans: Prioritize	
implementation	strategies	for	annual	inclusion	into	
the	City	Council	Work	Plan.

City	Development,	
City	Manager’s	Office,	
City Council

Ongoing

T5 Require Design Standards for development:  
Proposed	development	on	the	land	within	Thornton’s	
jurisdiction	should	include	TOD-appropriate	
design	standards,	and	Thornton	staff	should	use	
the	Northglenn	at	112th	Station	TOD	Public	Space	
Design	Guidelines	(developed	as	Appendix	5	to	this	
project),	where	applicable,	to	assist	in	evaluating	the	
developer’s	proposed	standards.

City Development Short 
-medium- 
term 
(as	needed)
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No. Strategy Responsibility Timeframe

T6 Monitor plan progress: Conduct a periodic 
review	of	the	STAMP	to	assess	effectiveness	and	
progress	toward	implementation.	As	needed	
and	appropriate,	recommended	changes	could	
include	STAMP	updates,	amendments	to	governing	
regulations	and/or	consideration	of	new	or	modified	
financing	strategies.	Amendments	to	Chapter	6:	
Implementation	Strategies,	or	changes	to	the	land	
use	designations	within	Thornton’s	jurisdiction	in	the	
Preferred	Alternative	or	other	aspects	of	this	112th	
Station	Area	Master	Plan	that	would	solely	affect	
Thornton	and	not	Northglenn	may	be	approved	by	
the	city	of	Thornton	without	need	for	approval	by	the	
city of Northglenn. 

City Development Ongoing

T7 Continue support for public art programs: 
Continue	to	support	the	Thornton	Arts,	Sciences	
and	Humanities	Council	(TASHCO)	efforts	to	select	
public	art	for	strategic	locations	in	Thornton.	Look	
for	opportunities	to	fund	art	that	complements	or	
enhances	wayfinding	or	creates	unique	identity	in	
the	Thornton	development	around	the	112th	Station	
Area.

Community 
Services,	Thornton	
Arts,	Sciences	and	
Humanities	Council	
(TASHCO)

Medium-term

T8 Consider financing strategies: 	The	city	should	be	
open	to	considering	financing	mechanisms,	such	as	
special	districts,	grants,	or	Urban	Drainage	funding,	
to	assist	with	the	costs	of	drainage	improvements,	
streets,	trails	or	other	critical	infrastructure	needed	
for new development in the study area.

City Development Short 
-medium- 
term 
(as	needed)

Timeframe Key
Short = 1-2 years
Medium	=	3-5	years
Long	=	6+	years
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No. Strategy Responsibility Timeframe

T9 Develop standards for roadway design and 
development in the station area:	The	two	cities	
should work together as appropriate to develop 
roadway design standards for improvements needed 
to York St. and 112th Ave. for the development area 
to	improve	overall	mobility	and	safety,	and	also	to	
promote	walkability.		Those	activities	may	include:
 ▪ Developing	design	guidelines	for	a	small-block	

street network within future development areas 
to	promote	walkability.

 ▪ Continuing	adjacent	street	patterns	into	new	
development areas.

 ▪ Conducting	a	detailed	traffic	engineering	analysis	
related	to	the	potential	realignment	of	York	St.

Infrastructure,	City	
Development,	City	of	
Northglenn

Short 
-medium- 
term

T10 Plan for pedestrian and bicycle infrastructure needs:  
Within	the	next	Parks	and	Open	Space	Master	Plan	
update,	continue	to	assess	bicycle	and	pedestrian	
infrastructure	needs	for	this	study	area.	Work	with	
city	of	Northglenn	on	aligning	trail	connections	
between	the	two	jurisdictions	as	needed.	Assist	
Northglenn	in	adding	pedestrian	signals,	if	needed,	
at	key	locations.	Consider	complete	streets	concepts	
when developing 112th Ave. standards and 
specifications:
 ▪ The	width	of	112th	Ave.	in	the	station	area	offers	

the	opportunity	to	add	amenities	such	as	bike	
lanes or appropriate landscaping to increase the 
distance	from	pedestrians	and	cyclists	to	traffic.

 ▪ Add	amenities	such	as	wayfinding,	lighting,	and	
other	upgrades	to	existing	trails	and	facilities	as	
needed.  

 ▪ Be	open	to	the	possibility	of	a	bike	sharing	
program	throughout	the	station	area.

Community	Services,	
City	Development,	
Infrastructure,	City	of	
Northglenn

Short 
-medium- 
term

Timeframe Key
Short = 1-2 years
Medium	=	3-5	years
Long	=	6+	years
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No. Strategy Responsibility Timeframe

T11 Assist city of Northglenn as needed on innovative 
transit strategies for the station area, including: 
 ▪ Continue	to	work	with	RTD	to	evaluate,	revise,	

and	upgrade	potential	fixed-route	services	for	the	
station.

 ▪ Work	with	the	Smart	Commute	Metro	North	
Transportation	Management	Association,	if	
feasible,	to	identify	transit	gaps	and	appropriate	
strategies such as working with RTD or private 
provides	to	fill	gaps;	developing	or	expanding	
transit	pass	programs	for	local	businesses;	
promoting	car	sharing	and	vanpooling;	
implementing	wayfinding.

City	Development,	
City	of	Northglenn,	
RTD,	TMA,	private	
providers

Medium-term

Timeframe Key
Short = 1-2 years
Medium	=	3-5	years
Long	=	6+	years
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Conclusions
• The 112th Avenue Station is located along RTD’s North Metro Commuter Rail corridor which is slated for completion in 2018.  The broader

station area is located in both the Cities of Northglenn and Thornton.

• SITE ANALYSIS
• The immediate station area is on 112th Avenue which is a minor arterial.  Accessibility to the station area needs improvement which 

the station area plan will help address. There is the need for infrastructure upgrades. The station area has decent visibility. 
• There are almost 90 vacant acres near the station area owned by three parties. The relatively limited number of property owners is 

potentially helpful in coordinating planning, infrastructure, and financing for development at the station area. 
• The station area is surrounded by predominantly residential land uses to the north, south, and east. The Northglenn Industrial 

Park is located southwest of the station.

• DEMOGRAPHICS
• The designated Primary Market Area (PMA) is bounded by 136th Avenue to the north, 96th Avenue to the south, just west of I‐25 

and to the current edge of development to the east in Northglenn / Thornton. It is an approximately 3 mile radius from the station 
area.  

• 2015 demographic estimates were compared across a number of different geographic boundaries including the ½ mile radius (for a 
better understanding of the immediate station area), the PMA, the Cities of Northglenn and Thornton, and Adams County.

• Northglenn residents have a relatively higher median age (34.4 years) than the other areas examined. Thornton residents are 
comparatively younger (33.1 years). Both the City of Thornton and Adams County have a comparatively higher percentage of 
children (0‐17 years at 25‐30% of the population). There is a concentration of seniors in central Northglenn. 

• The ½ mile radius and the City of Northglenn have a relatively higher percentage (17‐20%) of millennials (25‐34 years) compared to 
the other areas examined.

• Thornton residents have the highest estimated median household incomes of over $65,000 followed by residents in the ½ mile 
radius at $64,000. The median household income in the City of Northglenn is $49,000. 

• Most of the forecast population growth in the northern metro region is anticipated to take place along the E‐470 corridor.  
Employment is also anticipated to grow near the I‐25 and E‐470 interchange area. The City of Northglenn is almost built out.

• In 2014, the majority of Adams County jobs were in Construction, followed by Retail Trade, Health Care and Social Assistance,
Wholesale Trade, Accommodation and Food Services, and Transportation and Warehousing.   Between 2004 and 2014, the County 
added the most jobs in the Health Care and Social Assistance, Retail Trade, and Accommodation and Food Services sectors.

3ArLand Land Use Economics
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• PSYCHOGRAPHICS
• Psychographics is another way of describing demographic information and providing a broader picture of an area’s characteristics. 
• In the ½ mile radius and in the PMA, the majority of the population, as described by Business Decisions, a private demographic data 

source, is “Sitting Pretty”. Residents tend to be in their 20’s and 30’s, with white collar jobs and college educated. Incomes are 
between $50,000 to $70,000. This group tends to have children, enjoy above average spending in many areas, including eating out at 
family restaurants, computer equipment and software, watching and participating in sports. 

• RESIDENTIAL 
Background – City and Market Area
• Between 2006 and 2014, the City of Thornton has seen an average of 465 units built annuallywith 14.6% of the units in a multifamily 

configuration. Because of the built‐out nature of Northglenn, it has seen much less development than surrounding cities.  The 228‐unit 
Carrick Bend apartment complex was recently constructed near I‐25 and 115th in Northglenn and has been successfully leasing up.

• Since 2000, the PMA has added a significant number of dwelling units.  While 44% of the units were single family detached units, the 
remaining units were townhomes, condos, and apartments. 

• For‐sale prices for single family detached homes have generally ranged between $200,000 and $400,000. Most of the sales occurred in 
the 2000’s. There have been a few recent sales over $500,000. Townhomes at $280,000 and condos at $190,000 provide more 
affordable housing options. Average prices per square foot are $134 for single family detached units; $147 for townhomes and $125 for 
condos.

• There are 940 multifamily and 3,190 single family detached residential units within the planning pipeline, primarily in the City of 
Thornton. 

Neighborhoods Closer to 112th Avenue Station
• There are a number of apartment communities in relatively close proximity to the 112th Avenue Station with average rents per square 

foot ranging up to $1.50 per square foot.  In comparison, unit rents in downtown Denver (with structured or underground parking) are 
$2 to $3 per square foot.  

• In the immediate station area neighborhood, the residences range in age and size with older, smaller units west of the station, and 
units built in the 1980’s through the 2000’s  to the east and south of the station.

4ArLand Land Use Economics
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Residential Recommendations
• While TODs typically focus on higher density multifamily units, in this instance, given the amount of land available and 

the need to buffer surrounding neighborhoods, the analysis is recommending single family detached units adjacent to 
single family detached neighborhoods surrounding the station. 

• Approximately 400‐1,300 single family and multifamily units (townhomes, condos, and apartments) have the potential 
to be located on the vacant properties at the station area.

• Densities should step up from existing single family residential densities closer to existing neighborhoods up to 40 
dwelling units per acre closest to the station. The apartments in the market area range from 13 to 25 dwelling units per 
acre. 

• Prices at this point do not support structured parking, although consideration may be given to phasing structured 
parking in over time should prices rise to support parking structures.

• In addition to market rate residential units, consideration should be given to senior housing and the continuum of 
care.  There is current demand for 185 to 220 assisted living / congregate care units and a large demand for senior 
independent units.  While they could be included in a high density configuration, another option is to provide these 
services further from the station in an enclave.

• The City of Thornton conducted a housing needs assessment in 2014.  In addition to recommending that more 
affordable senior continuum of housing services be provided, it identified a need for housing to accommodate low‐
income family households, persons with disabilities, and veterans.

• COMMERCIAL SERVICES
• Most of the PMA retail is located along 104th and 120th Avenues rather than 112th Avenue.   
• Retail is always an important activating component at station areas, however, 112th Avenue is relatively less travelled 

(15,000 ADT)making retail / restaurant uses a challenge. 
• The microbrewery near the industrial park is an example of the type of business that would be ideal for this station 

area because it has developed its own clientele and is a local destination. 
• In order to complement a gateway element at 112th Avenue and York Street, a modest amount of commercial services  

can be located at this intersection to accommodate neighborhood oriented services, however, there should be site 
flexibility in the case the market for neighborhood services doesn’t materialize. There may be the potential, as the 
station evolves into a neighborhood hub, for limited (up to 15,000 square feet) neighborhood services in an office 
configuration to accommodate medical offices, insurance brokers, etc.
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• INDUSTRIAL
• There is over 4.5 million square feet of industrial and flex space in the PMA. There has been relatively little new 

space constructed in the market area in the last 2 years.  During this time, the legalization of marijuana has had 
an impact on industrial space inventory.  Large grow operations increasingly occupy this type of space, moving 
other users to the periphery.

• The Northglenn Industrial Park accommodates 90 businesses on 36 properties in approximately 870,000 
square feet. Automotive repair and construction contractors account for the majority of businesses.  There are 
also businesses providing Professional, Scientific, and Technical Services, and some Fabricated Metal Product 
Manufacturing. 

• Vacancies in the Northglenn Industrial Park are 0%. Demand continues to be strong for this type of space 
although demand needs to be balanced with the needs of the neighborhoods and desire for residential and 
commercial mixed uses close to the station. 

• At the same time, this land use provides jobs and serves an important niche in the Northern Denver industrial 
market. 

• The priority for the industrial lands in the station area would be to infill with complementary industrial uses. 
Landscaping, signage, sidewalks and other gateway elements to the station should also be provided to help 
provide a more attractive gateway element to the station from the western entrance along 112th Avenue. 



Conclusions

7ArLand Land Use Economics

• SITE PLAN RECOMMENDATIONS
• On the Perlmutter, Reddy, and Carlson properties close to the station (primarily in Thornton), residential land 

uses are primarily recommended, increasing from densities mirroring the surrounding residential 
neighborhoods at the periphery up to 40 dwelling units per acre close to the station.  Approximately 400‐1,300 
single and multifamily units (townhomes, condos, and apartments) have the potential to be located on the 
vacant properties at the station area.

• Single family residential units should be located on the outer boundaries of the station area to transition to 
and mirror the surrounding neighborhoods. 

• Residential uses should incorporate some mixed income housing, family housing, senior housing, potentially 
the senior continuum of care, and potentially housing serving disabled and veteran residents. 

• In order to complement a gateway element at 112th Avenue and York Street, a modest amount of commercial 
services  can be located at this intersection to accommodate neighborhood oriented services, however, there 
should be site flexibility in the case the market for neighborhood services doesn’t materialize.

• The Reddy family has indicated a desire for commercial services on their property located directly east of the 
station platform off of York Street. While plans should depict this as an option, there should be site plan 
flexibility in case this land use doesn’t materialize. 
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Site Analysis

The site analysis presented on the 
following pages addresses a number of 
factors regarding the project’s location 
that are likely to have an impact on any 
development program’s potential for 
success:

• Access
• Visibility
• Traffic Volume
• Current Property Owners
• Surrounding Land Uses
• Scenic / Topographic Attributes
• Current Infrastructure
• Other Considerations

9ArLand Land Use Economics



Site Analysis

 Visibility
 Visibility generally mirror access – g0od 
for motorists currently. The new transit 
station and associated plans for increased 
connectivity should improve pedestrian 
accessibility. 
 Good

Category Comments Summary (Current)

Access

While east‐west accessibility is generally good, north‐south access is more limited 
and circuitous. York Street south of 112th Avenue dead‐ends into a residential 
subdivision. While Irma Drive does not provide direct access to the site, it 
intersects with 112th Avenue approximately six blocks to the west. There is limited 
direct access to the station from the neighborhoods surrounding the station. 

Mixed: This station area 
planning effort will identify 
potential access points. 

Visibility Station area visibility is generally good from the surrounding neighborhoods.  
Access is likely to be the biggest hurdle.  Good

Traffic Volume

While traffic volumes on 112th Avenue are high for a 2‐lane minor arterial with 
approximately 15,000 daily vehicles, they may not be high enough to attract a 
significant amount of commercial activity, which would prefer to be on a more 
heavily trafficked corridor in the region. The City of Northglenn is currently 
widening the street to add a striped center median from Washington Street to 
York Street and dedicated turn lanes at Irma Drive.

Mixed: Traffic volumes are 
not high enough to attract a 

significant amount of 
commercial activity.

Current Property 
Owners

Unlike other station areas, which tend to have a large number of small property 
owners, the 112th Avenue Station has fewer landowners who own more property.  
Fewer landowners to coordinate with may help to facilitate broader area 
redevelopment. The largest amounts of vacant land are located east of York 
Street and north of 112th Avenue in the City of Thornton. The largest parcel east of 
York Street and North of 112th Avenue totaling 53.94 acres, is owned by 112th & 
York LLC (Carlson properties). To the north, the Reddy family owns 29.56 acres. 
The Jorden Perlmutter Company owns approximately 5 acres west of York Street 
and north of 112th  Avenue.  There are a total of 88.9 vacant acres. 

Good

10ArLand Land Use Economics



Site Analysis
Category Comments Summary (Current)

Scenic & Topographic 
Attributes

The Margaret W. Carpenter Recreation Center, Carpenter and 
Stonehocker Parks, and adjacent open space and trails provide nearby 
recreational amenities. Good

Surrounding Land Uses

The station area is surrounded by residential subdivisions. A 1990s 
subdivision is located directly north and to the east.  To the south,  a 
subdivision containing single family homes and duplexes was built in 
the early 2000s.  Northglenn’s industrial park is located to the south 
and west of the station. 

Good: Stable residential 
neighborhoods

Infrastructure / Environmental

York Street is currently a 2‐lane rural road that will need to be 
improved to allow for future development. Additionally, curb and 
gutter will need to be added to the north side of 112th Avenue. Traffic 
signal upgrades will be needed at the intersection of 112th Avenue and 
York Street. Water mains will also need to be extended up York Street.  
Storm drainage upgrades to the Northeast Grange Hall Creek tributary 
will be necessary in order to facilitate development. 

Mixed: One of the primary obstacles 
to redevelopment is the challenge

of addressing and financing 
infrastructure (particularly 

drainage). 

Financing Considerations

Infrastructure and its financing may prove to be the primary obstacle 
to area redevelopment. Private developers typically use Title 32 
Metropolitan Districts to address these types of issues.  Because the 
storm drainage issues cut across municipal boundaries, there may be 
the potential for (for example) a cross‐jurisdictional General 
Improvement District.  

Mixed: While the storm drainage 
issues cut across several large 
properties, it may present the 

potential for a broader solution.  
However, cross‐jurisdictional 
coordination will be necessary.
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Economic / Demographic Framework

12ArLand Land Use Economics



Market Area
The 112th Avenue Station Primary Market Area 
(PMA) is an area from which a project will draw 
the majority of its residents (housing), patrons 
(retail), employees (office, industrial, 
institutional) and visitors. These areas will also 
likely be a source of competition / demand.  A 
real estate market area is an area with generally 
comparable population and household 
characteristics. In the case of residential 
projects, it is typically a 2 to 3 mile radius.

The boundaries of the PMA generally represent a 
3 mile market area and extends just west of I‐25, 
north to 136th Avenue, south to about 96th

Avenue, and east to the current edge of 
development in Northglenn / Thornton. 

It is different from a transit market area which is 
related to the propensity to use public transit 
depending on location, ease of access, etc.  In 
this case, the propensity to use the 112th Avenue 
Station may be related primarily to location. For 
example, a resident living near 120th Avenue 
(within the real estate market area) may be more 
inclined to use the Eastlake Station rather than 
the 112th Avenue Station.  However when looking 
for a general residence in the area, that same 
resident would probably not be inclined to just 
look at residences near the 112th Avenue Station; 
s/he would be inclined to potentially look in the 
broader market area for a residence, given price 
point parameters, etc. 
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Population

The 112th Avenue Station is located 
approximately 9 miles north of Downtown 
Denver.  The neighborhoods surrounding the 
station were built out during different times 
starting from the 1960’s. The map shows the 
relative population concentrations in the 
market area. The station is located in the 
center of a population concentration.  The 
population begins to thin out towards the 
east and to the north along E‐470.

There are approximately 47,000 households in 
the PMA. Average household sizes in the PMA 
are about 2.75 persons per household. In the 
½ mile radius, household sizes are slightly 
smaller at 2.69. The City of Northglenn had 
the smallest household sizes at 2.58 while the 
City of Thornton had the largest at 2.93 
persons per household. 

14ArLand Land Use Economics

Source: ArLand, DRCOG, Claritas, US Census
2015 Estimates

Persons Households
Persons / 
Household

1/2 Mile Radius 3,400 1,262 2.69
Primary Market Area 129,825 47,217 2.75
City of Northglenn 37,016 14,349 2.58
City of Thornton 132,388 45,209 2.93
Adams County 481,372 166,988 2.88
Source: Claritas, ArLand



Seniors

The City of Northglenn has a relatively 
higher median age at 34.4 years 
compared to the other areas examined 
while the City of Thornton has a 
comparatively younger population.  

There appears to be a concentration of 
the senior population between Irma 
Drive and Washington Streets south of 
120th Avenue.  There are a number of 
senior apartments, and other senior 
services located in this area which 
encompasses both Northglenn and 
Thornton.  
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Source: ArLand, DRCOG, Claritas, US Census

Median Age
1/2 Mile Radius 33.9
Primary Market Area 33.9
City of Northglenn 34.4
City of Thornton 33.1
Adams County 33.5
Source: Claritas, ArLand



Millennials

The density of Millennials (ages 25‐34) is 
greatest in downtown Denver, and other 
neighborhoods close to downtown.  In the City 
of Northglenn,  about 17% of the population 
falls into this key age range.  

This is important for Northglenn because the 
City has a reputation as being primarily an older 
community.  Marketers watch this age group 
closely primarily because of sheer numbers and 
potential influence on short and long term 
trends.  This group has shown a preference for 
urban living and services. 

The ½ mile radius has a higher proportion of 
households in this age group (18.6%) than the 
other geographic areas examined.

The City of Thornton and Adams County have a 
relatively higher percentage of children (0‐17 
years).  In the Primary Market Area, 15.9% of the 
population is between the ages of 25‐34.  
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Ethnicity

The Primary Market Area and the 
comparative areas are predominantly 
White, although a significant 
percentage of the population is of 
Hispanic origin. 

Residents of Hispanic origin comprise 
38.9% of the population in Adams 
County, followed by the City of 
Thornton and the City of Northglenn.  
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Source: ArLand, DRCOG, Claritas, US Census

1/2 Mile Primary City of City of Adams
Race/Ethnicity Radius Market Area Northglenn Thornton County
White 74.9% 77.9% 74.8% 75.7% 72.3%
Black 2.2% 2.0% 2.4% 1.9% 3.1%
American Indian 1.9% 1.2% 1.5% 1.2% 1.4%
Asian/Pacific Islander 4.9% 4.8% 4.0% 5.2% 4.0%
Other / Two or more 16.1% 4.4% 17.2% 16.1% 19.2%

Hispanic Origin* 30.7% 27.6% 31.7% 33.5% 38.9%

Source: Claritas, ArLand
* can be of any race



Incomes
Thornton residents have the highest estimated 
median household incomes at $65,000 ($2015 
estimates), followed by estimated household 
incomes in the ½ mile radius. 

The figure below shows that the PMA and Adams 
County have a significant percentage of households 
with incomes over $100,000. 

Income levels provide direction for setting rent and 
sale price levels for residential units at station 
areas.  They also provide an indication of the types 
of goods and services to potentially provide at 
station areas. 
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Source: ArLand, DRCOG, Claritas, US Census
2015 Estimates

Median HH 
Income

Avg HH 
Income

1/2 Mile Radius $64,103 $68,092
Primary Market Area $63,568 $72,308
City of Northglenn $49,377 $57,883
City of Thornton $65,437 $75,386
Adams County $57,751 $69,066
Source: Claritas, ArLand



DRCOG Household
Growth Forecasts

Household growth in the PMA is forecast 
at less than 0.5% per year through 2040, 
per DRCOG. 

The greatest future household growth is 
forecast for the areas around E‐470 to 
the north and east. 

The lighter colored areas are those with 
forecast no or very minimal growth. They 
are areas that are predominantly built out 
(or open space).

Within the PMA there are forecast areas 
of growth west of I‐25, and north of 120th

Avenue. 

The DRCOG numbers are one source for 
developing residential demand estimates.  
We also examine past residential trends 
in the PMA, which saw fairly significant 
growth, in order to develop residential 
forecasts for the 112th Avenue Station 
Area.
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DRCOG Employment 
Growth Forecasts

The forecast employment growth rate is 
slightly higher than the forecast household 
growth at an annual average rate of 0.7% 
per year through 2040. 

Significant employment growth is forecast 
for the northern I‐25 Corridor with a 
particular concentration at the E‐470 and I‐
25 interchange area where new business 
parks are being planned.  

The DRCOG employment growth forecasts 
are the basis for developing our estimates 
of future office and industrial demand for 
the 112th Avenue Station Area. 
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Adams County Employment

There were over 180,000 jobs in 
Adams County in 2014. Between 
2004 and 2014, there has been an 
overall net gain of more than 
41,000 jobs. Employment 
numbers reached a peak in 2008 
and dropped sharply in 2009, due 
to the Great Recession. There has 
been steady employment growth 
since 2011.

Source: Colorado Department of Labor & Employment, BLS, ArLand
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Adams County Employment

Industry 2004 2009 2014
Change 2004‐

2014
CAGR 2004‐

2014

Agriculture, Forestry, Fishing and Hunting 987 1,069 1,138  151 1.6%
Mining 231 241 693 462 13.0%
Utilities 883 792 649 ‐234 ‐3.4%
Construction 17,509 15,056 19,257 1,748 1.1%
Manufacturing 13,345 10,803 13,110 ‐235 ‐0.2%
Wholesale Trade 13,185 13,425 15,077 1,892 1.5%
Retail Trade 15,037 16,667 19,028 3,991 2.7%
Transportation and Warehousing 14,965 13,972 13,936 ‐1,029 ‐0.8%
Information 1,749 2,296 2,501 752 4.1%
Finance and Insurance 3,332 2,838 3,062 ‐270 ‐0.9%
Real Estate and Rental and Leasing 2,718 2,691 2,812 94 0.4%
Professional, Scientific, and Technical Services 3,715 4,814 5,451 1,736 4.4%
Management of Companies and Enterprises 1,178 1,577 1,371 193 1.7%
Administrative and Support and Waste Management  8,992 9,390 11,082 2,090 2.3%
Educational Services 11,182 13,362 12,409 1,227 1.2%
Health Care and Social Assistance 9,092 15,446 17,027 7,935 7.2%
Arts, Entertainment, and Recreation 1,493 1,427 1,266 ‐227 ‐1.8%
Accommodation and Food Services 10,520 12,313 14,205 3,685 3.4%
Other Services (except Public Administration) 4,340 4,653 5,288 948 2.2%
Public Administration 6,859 7,320 7,483 624 1.0%

Total 141,313 150,160 182,843 41,530 2.9%

Source: Colorado Department of Labor & Employment, BLS, ArLand 22ArLand Land Use Economics



Adams County 
Employment

In 2014, most of the county’s jobs were 
in Construction, followed by Retail 
Trade, Health Care and Social 
Assistance, Wholesale Trade, 
Accommodation and Food Services, and 
Transportation and Warehousing.

Most of the jobs growth in the past 
decade took place in the Health Care, 
Retail Trade, and Accommodation and 
Food Services industries. Government 
employment is also shown on the map. 

Not surprisingly, most of the region’s 
jobs are located along highways and 
major arterials. 

Note: Establishments with fewer than 10 
employees are not depicted on the map
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Where Residents are 
Employed
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Where Residents are Employed

Denver 25.7%
Westminster 6.9%
Thornton 6.1%
Northglenn 5.4%
Aurora 5.0%
Broomfield 4.3%
Commerce City 4.2%
Boulder 3.8%
Lakewood 3.7%
Brighton 2.3%
Other 32.6%

Source: US Census LEHD, ArLand

Based on US Census estimates, over 
¼ of PMA residents who commute to 
work, work in Denver. The balance 
work throughout the metro area. 



Psychographics
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Psychographics

Psychographics is a term used to describe the 
characteristics of people and neighborhoods 
which, instead of being purely demographic, speak 
more to attitudes, interests, opinions and 
lifestyles.

Commercial retail developers are interested in 
understanding a community’s psychographic 
profile, as this is an indication of its resident’s 
propensity to spend across select retail categories. 
Residential developers are also interested in 
understanding this profile as it tends to suggest 
preferences for certain housing product types.

The segments and neighborhood groups for 
residents in the ½ mile radius and PMA are 
described on the following pages.  There is a 
general group description and then a description 
of the top segments within each of these groups. 

Group % in ½ mile radius % in Market Area

Urban Cliff Climbers 69.8% 36.9%

Going it Alone 27.5% 4.8%

Single in the Suburbs 0% 20.5%

Married in the Suburbs 0% 9.5%

Urban Cliff Dwellers 2.7% 8.2%

Top Neighborhood Groups
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Psychographics Preferences by Group

Neighborhood Group Preference Overview

Urban Cliff Climbers

While Urban Cliff Climbers share several demographic similarities, their differences are glaringly obvious once you 
start looking at their purchasing patterns. This six‐segment category is divided evenly into two consumer types: the 
high‐purchase‐high‐activity group and the low‐purchase‐low‐activity group. The first group includes: Charmed Life 
(the biggest spenders), Sitting Pretty, and Kindred Spirits. The second group includes: Middle of the Road, White‐
Collar Status, and Blue‐Collar Starts.

Going it Alone

Like Thriving Alone segments, Going it Alone segments are single. But unlike Thriving Alone residents, Going it 
Alone singles are living modest lives with only a few luxuries. In fact, the common characteristic of Going it Alone
segments is their propensity to live as well as possible despite their means. These residents are a true testament to 
finding opportunities for comfort and enjoyment no matter what their economic, education, age, and family status
—whether it’s through domestic travel, premium beer, rock concerts, or the occasional fast‐food treat.

Single in the Suburbs

Most of the households in these areas have children, with a much higher‐than‐average rate of single‐parent 
households. Presumably they could be viewed as “starter suburbanites” who may move up to better suburban 
environs as they mature. In this category, you’ll find a cross‐section of single lifestyles in the suburbs. They include 
active consumers, minimally active consumers, and minimalists. The most active consumers are the Educated 
Earners, whose higher incomes afford them the opportunity to pursue a wide range of interests. The minimally
active consumers in this category are Suburban Singles, whose smaller incomes require more conservative 
spending.
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Psychographics Preferences by Group

Neighborhood Group Preference Overview

Married in the Suburbs

The Married in the Suburbs segments are populated by well‐educated, white‐collar workers. Everyone has a high‐
school degree and the vast majority of residents are college‐educated. While not wealthy, Married in the Suburbs 
residents do very well at earning enough to support comfortable and active family‐centered lifestyles.

Urban Cliff Dwellers

“Exceptionally ordinary” is the best way to describe Urban Cliff Dweller segments. Just as they are average in 
income, education, and occupations, they are also average in spending on and participating in everything from 
computer purchases, to groceries, to leisure activities. Most likely these neighborhoods do not rank above‐average 
in most purchasing areas predominantly due to their lower income levels. In other words, they simply don’t have 
the money for extra spending after paying the mortgage or rent, utilities, and the car payment (most likely a small 
domestic make and model).
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Top Dominant Segments within the Groups
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Source: Business Decisions, ArLand

Segment % in ½ mile radius % in  PMA

Urban Cliff Climbers: Sitting Pretty 69.8% 25.7%

Going it Alone: Solo Acts 24.9% 0%

Single in the Suburbs: Educated Earners 0% 9.5%

Single in the Suburbs: Suburban Singles 0% 7.4%

Going it Alone: Urban Moms 0% 4.1%

Married in the Suburbs: Couples with Capital 0% 4.0%

Within each of the groups listed above, there are more detailed segments within each of these groups that is applicable to the areas that we 
are examining.  For example, “Single in the Suburbs” is a group listed above.  Within that group, “Sitting Pretty” is a dominant segment found 
in the 112th Avenue market areas.    



Resident Segment Profile Summary

½ Mile Radius

Sitting Pretty (69.8%)

Median Age 20s/low 30s

Family Status Married

HH Income $50‐$60K

Urbanization Urban

Education College

Occupation White Collar

Group Urban Cliff Climbers 
(see previous 
description)

Notes Have children. Enjoy 
above average 
spending in many 
areas including eating 
out at family 
restaurants, computer 
equipment and 
software, watching 
and participating in 
sports. 

Solo Acts  (24.9%)

Median Age 20s/low 30s

Family Status Married & Single

HH Income $30k ‐ $50k

Urbanization Urban

Education High School

Occupation White Collar

Group Going it Alone (see
previous description)

Notes Many have children.
Modest activities of 
domestic travel and 
media selections.
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Resident Segment Profile Summary

PMA

Sitting Pretty  (25.7%)

Median Age 20s/low 30s

Family Status Married

HH Income $50k ‐ $60k

Urbanization Urban

Education Some College

Occupation White Collar

Group Urban Cliff Climber

Urban Moms  (4.1%)

Median Age 20s/low 30s

Family Status Single

HH Income $30k or less

Urbanization Urban

Education High School

Occupation Blue Collar

Group Struggling Alone

Educated Earners (9.5%)

Median Age 20s/low 30s

Family Status Single

HH Income $30k ‐ $50k

Urbanization Suburban

Education College

Occupation White Collar

Group Single in Suburbs

Suburban Singles (7.4%)

Median Age 20s/low 30s

Family Status Married & Single

HH Income $30k ‐ $50k

Urbanization Suburban

Education High School

Occupation White Collar

Group Single in Suburbs

Couples with Capital  (4.0%)

Median Age 30s

Family Status Married

HH Income $70k ‐ $90k

Urbanization Suburban

Education College

Occupation White Collar

Group Married in Suburbs 31ArLand Land Use Economics



Summary
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• DEMOGRAPHICS
• The designated Primary Market Area (PMA) is bounded by 136th Avenue to the north, 96th Avenue to the south, just west of 

I‐25 and to the current edge of development to the east in Northglenn / Thornton. It is an approximately 3 mile radius from 
the station area.  

• 2015 demographic estimates were compared across a number of different geographic boundaries including the ½ mile radius 
(for a better understanding of the immediate station area), the PMA, the Cities of Northglenn and Thornton, and Adams 
County.

• Northglenn residents have a relatively higher median age (34.4 years) than the other areas examined. Thornton residents 
are comparatively younger (33.1 years). Both the City of Thornton and Adams County have a comparatively higher 
percentage of children (0‐17 years at 25‐30% of the population). There is a concentration of seniors in central Northglenn. 

• The ½ mile radius and the City of Northglenn have a relatively higher percentage (17‐20%) of millennials (25‐34 years) 
compared to the other areas examined.

• Thornton residents have the highest estimated median household incomes of over $65,000 followed by residents in the ½ 
mile radius at $64,000. The median household income in the City of Northglenn is $49,000. 

• Most of the forecast population growth in the northern metro region is anticipated to take place along the E‐470 corridor.  
Employment is also anticipated to grow near the I‐25 and E‐470 interchange area. The City of Northglenn is almost built out.

• In 2014, the majority of Adams County jobs were in Construction, followed by Retail Trade, Health Care and Social Assistance,
Wholesale Trade, Accommodation and Food Services, and Transportation and Warehousing.   Between 2004 and 2014, the 
County added the most jobs in the Health Care and Social Assistance, Retail Trade, and Accommodation and Food Services 
sectors.

• PSYCHOGRAPHICS
• Psychographics is another way of describing demographic information and providing a broader picture of an area’s 

characteristics. 
• In the ½ mile radius and in the PMA, the majority of the population, as described by Business Decisions, a private demographic 

data source, is “Sitting Pretty”. Residents tend to be in their 20’s and 30’s, with white collar jobs and college educated. 
Incomes are between $50,000 to $70,000. This group tends to have children, enjoy above average spending in many areas, 
including eating out at family restaurants, computer equipment and software, watching and participating in sports. 



Residential Market
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Residential Building Permits

City 2006 2007 2008 2009 2010 2011 2012 2013 2014 Total Avg % 5+ 
Units
MF

Broomfield 1,082 1,060 827 160 232 229 2,010 896 820 7,316 813 55.1%

Thornton 1,045 826 344 240 260 260 527 309 376 4,187 465 14.6%

Commerce City 818 480 248 132 240 116 192 384 354 2,964 329 2.2%

Westminster 320 168 88 44 48 96 148 32 34 978 109 8.1%

Federal Heights 2 20 5 3 5 3 4 2 12 56 6 0.0%

Northglenn 1 0 0 0 0 0 0 228 0 230 26 99.0%

Since 2006, there have been 2 single family residences and the 228 unit Carrick Bend on Community 
Center Drive built in Northglenn. In Thornton, there has been an average of 465 units built annually 
between 2006 and 2014, mostly in the northern edges of the City. Nearly 15% of the units built have 
been in a multifamily configuration.  In the larger region, Broomfield has also seen significant 
growth with 813 units built annually between 2006‐2014.  Over half of the units built have been in a 
multifamily configuration of 5 or more units. 
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Source: ArLand, HUD SOCDS



Market Area 
Residential 
Conditions 
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There is a history of townhomes, 
apartments, and condominiums 
built in the PMA in the recent 
past. The PMA was particularly 
active in the early 2000’s. 

Between 2000 and 2014, 44% of 
the units built were single family 
detached.  However, the market 
area also saw significant 
apartments, townhome, and 
condominium development 
indicating a potential market for 
these types of housing units at 
the 112th Avenue Station. 

Unit Type by Year Built: 2000‐2014

Units
Percent 
of Total

Single Family Detached 4,336 44.1%
Townhouses 1,716 17.5%
Condos 1,016 10.3%
Apartments 2,761 28.1%

Total 9,829 100.0%
Source: Adams County Assessors Office, ArLand



Market Area Residential Conditions – For Sale
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Sales prices of single family 
detached residences in the 
market area have generally 
ranged between $200,000 
and $400,000, although 
there were recent spikes in 
sales prices due to a few, 
relatively higher priced units.  

Townhome and condo prices 
have steadily increased, 
although they still continue 
to provide affordable 
ownership or investment 
options in the market area.  
Townhome prices are 
currently about $280,000 
while condo prices have 
increased to approximately 
$190,000. 

In May, 2016, according to 
the Denver Metro 
Association of Realtors, 
median sales prices for 
metro area single family 
detached homes were 
$385,000 and $240,000 for 
condos/townhomes. 



Market Area Residential Conditions – For Sale 
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Sales prices per square foot stayed 
relatively constant at about $140 per 
square foot through 2010.  Since 
then, there have been more 
dramatic fluctuations (but also 
fewer units built during this time 
period compared to the early 
2000s).  

Single family detached units 
average 2,443 square feet at an 
average of $134 per square foot.  
Townhomes and condos are at least 
1,000 square feet smaller.  
However, consistent with other 
parts of the metro area market, 
townhome prices per square foot 
are higher / comparable to single 
family detached prices per square 
foot.

Range Average Average Unit Size
Single Family Detached $114‐$178 $134 2,443
Townhomes $127‐$189 $147 1,446
Condos $93‐$138 $125 1,380
Source: Adams County Assessor's Office, ArLand

Price Per Square Foot
Note: no townhome data was available for 2011. 



Market Area Housing Conditions ‐ Rental
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There are a number of apartment communities in relatively close 
proximity to the 112th Avenue Station.  Average rents per square foot 
range from $1.20 to $1.50 per square foot.  Two communities of note 
include Griffis North Metro near the future Eastlake Station.  Its rents 
are relatively higher than other communities.  Carrick Bend was recently 
built in Northglenn with slightly higher densities and lower parking 
ratios reflecting potentials for future communities.  All of the 
communities are surface‐parked.

Key Name Units
Year 
Built

DU's 
/Acre

1 Avena 385 2008 14.6
2 Regatta 352 2000 15.4
3 Champions Park 480 2001 16.9
4 Covington Ridge 216 1996 19.3
5 Griffis N. Metro 562 2001 23.2
6 Carrick Bend 228 2014 25.3
7 Red Hawk Ranch 384 2001 17.1
8 Waterford Place 336 1998 17.9
9 Hawthorne Hill 336 2001 13.3

Key Name $/SF Vacancy
Parking 
per unit

1 Avena $1.41 4% 2.08
2 Regatta $1.53 6% 2.03
3 Champions Park $1.18 7% 2.14
4 Covington Ridge $1.40 5% 2.06
5 Griffis N. Metro $1.48 3% 2.06
6 Carrick Bend $1.47 4% 1.84
7 Red Hawk Ranch $1.41 5% 2.01
8 Waterford Place $1.44 4% 1.95
9 Hawthorne Hill $1.32 5% 2.05

Source: Colorado Apartment Insights, ArLand



Neighborhood Market Conditions

Northwest of the 
station area

Total Units   2,111
Avg. Yr Blt 1965
Avg. $           $188K
Avg. SF         1,081

Very little turnover.  
Houses in this area 
tend to be older 
and smaller.
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Source: Adams County 
Assessors Office, ArLand

Northeast of the station area

SFD         TH      Apt
Total Units 1,431      752     328
Avg. Yr Blt 1981    1976    2000
Avg. $         $211K  $141K  $110K
Avg. SF       1,345    1,264    1,071

Very stable neighborhood and little 
turnover. The apartments were 
built in 2000.

Industrial Park

Very stable with 
0% vacancy rates.  
Approximately 90 
businesses in 
870,000 square 
feet on 56 
properties. 

Fox Run
SFD         TH      

Total Units   888      1,496
Avg. Yr Blt 1999     2001
Avg. $         $233K  $183
Avg. SF       1,752    1,442

Newer neighborhood with units 
built in the early 2000s.



Planned Residential
In the PMA, there are a total of 940 multi‐
family units and 3,187 single family units 
proposed in the market area. 

There are a total of 2,526 multi‐family units 
and 6,576 single family units in the 
development pipeline shown in the attached 
map, including projects outside of the 
market area. The map indicates that the 
population in the PMA is forecast to grow 
significantly. 

A number of these projects, particularly 
those closer to E‐470, are larger and will take 
a number of years to materialize. 
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Source: ArLand, Municipalities in market area



Planned Residential
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Map ID Project Name Total Units Single Family Multi‐Family
ACTIVE PROJECTS

5 Cherrywood Park Tow 183 183
6 Thorncreek Village 270 270
7 Terra Lago 360 360
8 Bramming Farm 128 128
9 Riverdale Park 252 252
10 Ash Meadow 111 111
13 Woodglen 10 10
14 Quivas Condos 52 52
15 Sundance Condos 176 176
16 Sage Valley 72 72
17 River Valley Village 475 475

Total Active 2,089 2,037 52

APPROVED PROJECTS
19 Tanglewood Creek 210 210
22 Amber Creek 341 341
25 Villages at Thorncree 283 283
26 Crestview Park 135 135
29 Villages North #7 38 38

Total Approved 1,007 724 283

PROPOSED PROJECTS
30 Lucent Technologies 320 320
32 The Oaks at Eastlake 140 140
33 Mayfield 276 276
34 Settler's Chase 165 165
35 Presidential Ridge 120 120
36 Parkside 10 10

Total Proposed 1,031 426 605

GRAND TOTAL 4,127 3,187 940
Source: City of Westminster, City of Thornton, ArLand



Market Area
Residential Demand

DRCOG forecasts for the PMA indicate 
the addition of 6,727 new households in 
the market area by 2040 broken down as 
follows.

1) 2,203 multifamily rental
2) 4,224 single family 

detached units
3) 745 multifamily owner units
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Market Area Households 2015 44,595
Market Area Households 2040 51,322
HH Growth (15‐40) 6,727
Vacancy Rate 5.00%
Demolition Rate/yr. 5.00%
Total Unit Requirement 7,417
Pct. Renters [1] 33%
Pct. Owners [2] 67%

Market Area Rental Need 2,447
Market Area Rental Multifamily (80%) 2,203

Market Area Owner Need 4,969
Market Area Owner Single Family Detached 4,224
Market Area Owner Multifamily (15%) 745

Source: Claritas, DRCOG, ArLand



Single Family 
Residential Demand

In addition to DRCOG projections for 
growth, past trends in the market area are 
examined.  Within the market area, 
approximately 4,336 single family 
detached units have been developed with 
an overall average of 310 units built 
annually.

The 80‐400 single family detached units 
recommended for the station area should 
primarily be located on the periphery of 
the station areas adjacent to single family 
detached residential neighborhoods to 
provide a buffer.  Residential development 
would transition to higher density closer 
to the station. 
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Market Area Residential Forecast through 2040
SINGLE FAMILY DETACHED
DRCOG Projections
Supportable For‐Sale Single Family Units 4,224
Future Average Annual Single Family Absorption through 2040 169

Past Trends in Market Area
Single Family Detached Units Built (2000‐2014) 4,336
Past Average Annual Single Family Absorption  310

Forecast Single Family Detached Units (2015‐2040)[1] 5,103
Single Family Detached Units in Pipeline 3,187
Supportable Single Family Detached Units in Market Area 1,916

Supportable Single Family Detached Units at 112th Avenue Station [2] 80‐400

Source: DRCOG, Adams County Assessor's, ArLand
[1] Forecasts based on DRCOG projections and past absorption in the single family detached. 
market sector weighted towards the DRCOG projections due to market area build out. 
The forecasts are approximately 20% above DRCOG projections for the area due to past high rate
of absorption and the available land left to build out in the market area. 
[2]  80‐400 units assumes that the station area is competitive for 4 to 20% of regional single family
detached demand. 



Multifamily Residential 
Demand

In addition to DRCOG projections for growth, past 
trends in the market area are examined.  Within the 
market area, approximately 5,493 units have been 
developed with an overall average of 220 units built 
annually.

320‐900 recommended multifamily units can primarily 
be located on the vacant properties adjacent to the 
station area. Based on past trends, townhomes can 
represent 20% of the multifamily total with condos 
and apartments representing the rest.

This assumes that legislation is passed to address the 
construction defects issue which has inhibited 
significant multifamily ownership development in the 
past few years.  

Densities vary and should step up from existing single 
family residential densities closer to existing 
neighborhoods up to 40 dwelling units per acre 
closest to the station.

Structured parking is not supportable at current and 
near term prices. However, this should be monitored 
over time.

The total number of supportable residential units 
ranges from 400 to 1,300 single family detached and 
multifamily units.
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Market Area Residential Forecast through 2040
MULTIFAMILY OWNERSHIP AND RENTAL
DRCOG Projections
Supportable Multifamily Rental Units (Apartments) 2,203
Supportable For‐Sale Multifamily Units (Townhomes and Condos) 745
Total Multifamily Units 2,948
Future annual average multifamily units built 118

Past Trends in Market Area
Townhomes Built (2000‐2014) 1,716
Condos Built (2000‐2014) 1,016
Apartments Built (2000‐2014) 2,761

Total Multifamily Units 5,493
Past average annual multifamily units  220

Forecast Multifamily Units (2015‐2040)[1]) 5,239
Multifamily Units in Pipeline 940
Supportable Multifamily Units in Market Area 4,299

Supportable Multifamily Units at 112th Avenue Station [2] 320‐900

Source: DRCOG, Adams County Assessor's, ArLand

[1] Forecasts based on DRCOG projections and past absorption in the multifamily market weighted 

towards the past trends given that there has been a significant amount of attached products built

in the last 14 years. 

[2] 320‐900 units is based on an estimate that the station area is competitive for 8% to 20% 

station area, because of the train's presence .  The market area is built out and the 

station area should be very competitive. 



Senior Housing & Services
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Key Name Units / Beds Notes [1]
1 Orchard Hill Senior Apartments 88 Sr Apts
2 Squire Village Apts 50 Sr Apts
3 Clare of Assissi Place 59 Sr Apts
4 Crossroads Assisted Living 68 AL
5 Northglenn Heights 144 122 AL, 22 ALZ
6 Angels Abode 8 AL
7 Keystone Place at Legacy Ridge 237 AL66, 160 IL , 11 ALZ
8 Villas at Sunny Acres 335 299 IL, 35 AL
9 Cottages at Panorama Pt  50 IL
10 Kindred Transitional Care and Rehab 162 SNF
11 Alpine Living Center 110 SNF
12 Elms Haven Care and Rehabilitation Center 242 SNF
13 Panorama Pointe 72 Sr Apts
14 Vista View Care Center 25 SNF
15 Sunnyslope Estate 32 AL
16 Park Regency Assisted Living  114 AL
17 Total Long Term Care 72 Sr Apts
18 InnovAge ‐ Senior Living 72 Sr Apts
19 Thornton Estates Manufactured Homes 208 Manufactured Homes
20 Heritage Todd Creek 1,300 Active adult community
21 Senior Hub Adult Day Care NA Adult Day Care
22 Blue Sky Adult Day Care NA Adult Day Care
23 InnovAge ‐ Total Longterm Care NA Adult Day Care
24 Thornton Senior Center NA Adult Day Care

Source: ArLand

[1] AL is Assisted Living; IL is Independent Living; ALZ is Alzheimer's Care

     SNF is Skilled Nursing Faciity

There are a variety of senior services provided in the PMA, 
as described below. 
• Adult day care is for activities for adults during weekday 

hours. 
• Senior apartments are age restricted with limited 

services. 
• Independent Living provides meals, transportation, 

activities.
• Assisted living will provide help with Activities of Daily 

Living like bathing. in addition to meals, transportation, 
activities.

• Alzheimer’s care is focused on memory care. 
• SNF (Skilled Nursing Facilities) provide nursing home 

care. 



Senior Congregate and Assisted 
Living Demand
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Congregate Care and Assisted Living Demand

2015 2020 2015‐2020

Number of Age Qualified Persons 3,251 4,092 841
Number of Age and Income Qualified Persons 2,046 2,666 620
Percent Requiring Assistance 28% 28%
Percent Living Alone 50% 50%

Estimate Number of Age‐Qualified Individuals 455 573
Estimate Number of Age and Income Qualified Persons 286 373 87
5% of Caregiver Aged Population 577 697 120

Number of Existing Competitive IL and AL Units 678 678
Number of Market Area Planned Units ‐‐ ‐‐
Potential Demand 185 392

Source: Dixon‐Hughes, US Census; Claritas, ArLand

As the previous map depicted, there are a 
number of senior services in the market 
area. However, based on an estimate of 
current and future demand, there is current 
demand for 185 congregate care / assisted 
living units increasing to 392 units by 2020 in 
the 112th Avenue Station Market Area.

In the suburbs, many of these services tend 
to be arranged in a campus like orientation. 
While these services can be provided in high 
density configurations, another option is to 
provide these services further from the 
station in an enclave.

it is also important to remember the need to 
balance market demand with site activation
so the demand for skilled nursing facilities 
was not examined. 

Thornton’s 2014 Housing Needs Assessment 
acknowledged the demand for these 
services particularly at a lower price point 
than currently provided in many of the 
market rate facilities. 



Other Housing Needs
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In the metro area, demand for age restricted 
independent senior units is forecast to growth in the 
future. A portion of the market area demand at 83 to 114 
units could be accommodated at the station area. 

In the market area (as well as the entire metro area), 
there is always strong rent‐restricted age restricted 
demand, particularly at newer facilities.

Data from HUD indicates that there are 1,575 frail, elderly 
people living in Thornton who pay more than 30% of their 
monthly living expense on housing costs.  While 
estimates are unavailable for Northglenn, given the 
demographic similarities between the 2 cities, it could be 
assumed that there are frail, elderly Northglenn residents 
who pay more than 30% of their monthly living expenses 
on housing. 

Senior Housing Demand

2015 2020

Number of Age Qualified Persons 3,251 4,092
Number of Age and Income Qualified Persons 2,046 2,666
Percent Living Alone 50% 50%

Number of Existing Age Restricted Senior Units [1] 194 194

Market Area Demand 829 1,139

Demand at the 112th Avenue Station  83 114

Source: Dixon‐Hughes, US Census; Claritas, ArLand
[1] includes Thornton Estates Manufactured Homes which provides affordable 

housing options for seniors
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Although the North Metro economy has recovered from the 
recession, properties values and prices have been increasing, 
much like the rest of the metro area.  Rental vacancies are 
low and rental prices are rising, 

The City of Thornton’s 2014 Housing Needs assessment 
estimates that 18% of Thornton renters live below the 
poverty line, where 4% of homeowners live in poverty. There 
are few for‐sale units available at prices attainable for low 
income households in Thornton. It is assumed that given the 
close proximity of Northglenn and similar demographic 
characteristics, that similar statistics can be seen in 
Northglenn.

Particularly vulnerable populations, whose population 
appears to be increasing rapidly in the area includes resident 
with some type of disability as well as veterans.  The disabled 
population has grown rapidly (by 15%) since the last 
assessment. Although veterans are less likely to live below 
the poverty line, they are more than twice as likely to have a 
disability. 

The Housing Needs Assessment estimates for all current 
residents to pay no more than 30% of their monthly income 
on housing, Thornton would need 3,100 more rental units for 
extremely low‐income residents.  Additionally, housing 
vouchers for extremely low income households are accepted 
at some area apartments and are distributed by lottery.  
There is a waiting list for the vouchers.  Family households, 
another particularly vulnerable group, make up most of the 
local waiting list. 
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• RESIDENTIAL 
Background – City and Market Area
• Between 2006 and 2014, the City of Thornton has seen an average of 465 units built annuallywith 14.6% of the units in a 

multifamily configuration. Because of the built‐out nature of Northglenn, it has seen much less development than surrounding 
cities.  The 228‐unit Carrick Bend apartment complex was recently constructed near I‐25 and 115th in Northglenn and has been 
successfully leasing up.

• Since 2000, the PMA has added a significant number of dwelling units.  While 44% of the units were single family detached units, 
the remaining units were townhomes, condos, and apartments. 

• For‐sale prices for single family detached homes have generally ranged between $200,000 and $400,000. Most of the sales 
occurred in the 2000’s. There have been a few recent sales over $500,000. Townhomes at $280,000 and condos at $190,000 
provide more affordable housing options. Average prices per square foot are $134 for single family detached units; $147 for 
townhomes and $125 for condos.

• There are 940 multifamily and 3,190 single family detached residential units within the planning pipeline, primarily in the City of 
Thornton. 

Neighborhoods Closer to 112th Avenue Station
• There are a number of apartment communities in relatively close proximity to the 112th Avenue Station with average rents per 

square foot ranging up to $1.50 per square foot.  In comparison, unit rents in downtown Denver (with structured or underground 
parking) are $2 to $3 per square foot.  

• In the immediate station area neighborhood, the residences range in age and size with older, smaller units west of the station, 
and units built in the 1980’s through the 2000’s  to the east and south of the station.

West
SFD TH/Condo SFD TH

Ave. $ $190,000 $210,000 $140,000 $230,000 $180,000
Ave. $ / SF $1,100 $1,350 $1,300 $1,750 $1,440
Ave. Yr Built 1965 1981 1976 1999 2001

‐‐Northeast‐‐ ‐‐Southeast‐‐
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Residential Recommendations
• While TODs typically focus on higher density multifamily units, in this instance, given the amount of land 

available and the need to buffer surrounding neighborhoods, the analysis is recommending single family 
detached units adjacent to single family detached neighborhoods surrounding the station. 

• Approximately 400‐1,300 single family and multifamily units (townhomes, condos, and apartments) have the 
potential to be located on the vacant properties at the station area.

• Densities should step up from existing single family residential densities closer to existing neighborhoods 
up to 40 dwelling units per acre closest to the station. The apartments in the market area range from 13 to 25 
dwelling units per acre. 

• Prices at this point do not support structured parking, although consideration may be given to phasing 
structured parking in over time should prices rise to support parking structures.

• In addition to market rate residential units, consideration should be given to senior housing and the 
continuum of care.  There is current demand for 185 to 220 assisted living / congregate care units and a large 
demand for senior independent units.  While they could be included in a high density configuration, another 
option is to provide these services further from the station in an enclave.

• The City of Thornton conducted a housing needs assessment in 2014.  In addition to recommending that more 
affordable senior continuum of housing services be provided, it identified a need for housing to 
accommodate low‐income family households, persons with disabilities, and veterans.
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Retail Centers

The map depicts retail centers with major 
tenants in the regional market area.  120th

Avenue, Washington Street, I‐25, and 104th

Avenue are all heavily travelled and are the 
preferred locations of major retail, restaurant, 
and service establishments in the market area.

Although the station will bring in more traffic, 
retailers will tend to look at traffic counts and 
household population during the day, not just 
during rush hours.  112th Avenue’s traffic 
counts are relatively lower at 15,000 ADT[1] in 
comparison to 104th Avenue near  Washington 
Boulevard at 40,000 ADT and 120th Avenue 
near Washington Boulevard at 47,000 ADT. 
This is not forecast to change significantly. 

[1] ADT is Average Daily Traffic
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Any major retailer will need easy access and would prefer to be on 
corners or directly on major arterials in a highly trafficked (foot or car) 
area. 



Retail Demand

Retail demand is calculated by:

 Estimating households and incomes in the market area in order 
to derive total incomes potentially available for retail 
expenditures;

 In the PMA, average household incomes in 2015 are estimated 
at $72,300.  Total household incomes are over $3 billion. 

 By 2040, forecasts indicate an increase in the number of 
households in the PMA with a resulting increase in household 
incomes, a portion of which is available for retail expenditures. 

 Based on current expenditure patterns, the income percentage 
spent in retail categories by residents within the PMA is 
calculated (see table on next page).  This results in estimated 
demand by retail category. 

 Households in the market area spend approximately 37% of 
their incomes on retail items in the categories listed.

 Demand is compared to supply (sales) and divided by average 
sales per square feet to derive demand by category.   

 Demand is adjusted upwards corresponding to the forecast 
increase in households. 
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2015
Primary Market Area Households 44,595
Average Household Incomes $72,308
Total Household Income ($000s) $3,224,575,260

2040
Primary Market Area Households 50,261
Average Household Incomes $72,308
Total Household Income ($000s) $3,634,272,388

2015‐2040
Change in Households 5,666
Change in Incomes $409,697,128
CAGR 0.5%

Source:  DRCOG, Claritas, ArLand
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Category

% Retail 
Expenditures 

[1]
Demand (retail 

potential) Est. Sales
Current Retail 

Void ($) 
Est. Sales / s.f. 

[2]
Current Retail 

Void (s.f.)

Additional 
Demand 
from 

Household 
Growth (s.f.)

 (25‐yr)
Total Demand 

2040

Convenience Goods
Grocery Stores 6.32% $203,785,559 $114,541,180 $89,244,379 $500 178,489 51,784 230,273
Specialty Food Stores 0.45% $14,577,924 $6,032,917 $8,545,007 $400 21,363 4,630 25,993
Beer, Wine, and Liquor Stores 0.58% $18,753,161 $11,976,547 $6,776,614 $250 27,106 9,531 36,637
Health & Personal Care Stores 2.58% $83,186,707 $37,345,059 $45,841,648 $400 114,604 26,423 141,027

Shopper's Goods
General Merchandise Stores 7.29% $235,049,187 $107,367,637 $127,681,550 $500 255,363 59,728 315,091
Furniture & Home Furnishings Stores 1.24% $39,915,692 $16,392,885 $23,522,807 $400 58,807 12,679 71,486
Clothing and Clothing Accessories 2.62% $84,472,716 $8,294,775 $76,177,941 $300 253,926 35,775 289,702
Sport. Goods, Hobby, Book, & Music 1.17% $37,779,261 $20,652,424 $17,126,837 $250 68,507 19,200 87,707
Miscellaneous Store Retailers 1.47% $47,538,750 $65,722,783 ‐$18,184,033 $250 ‐‐ 24,160 ‐‐

Food Services & Drinking Places
Full‐Service Restaurants 2.80% $90,138,011 $67,377,014 $22,760,997 $275 82,767 41,645 124,413
Limited‐Service Eating Places 2.45% $78,859,255 $106,983,780 ‐$28,124,525 $350 ‐‐ 28,627 ‐‐
Special Food Services 0.46% $14,869,318 $17,517,593 ‐$2,648,275 $250 ‐‐ 7,557 ‐‐
Drinking Places (Alcoholic Bevs.) 0.28% $9,044,710 $3,156,776 $5,887,934 $250 23,552 4,597 28,148

Durable Goods
Auto Parts, Accessories, and Tires 0.85% $27,382,740 $30,526,385 ‐$3,143,645 $500 ‐‐ 6,958 ‐‐
Bldg Mater., Garden Equip. & Supply 5.11% $164,825,251 $66,740,685 $98,084,566 $500 196,169 41,884 238,053
Electronics & Appliance Stores 1.21% $39,140,234 $22,119,856 $17,020,378 $500 34,041 9,946 43,987

36.88% $1,189,318,476 $702,748,296 $486,570,180 1,314,695 385,124 1,632,517



Retail Demand

 There is retail demand of 1.3 million to 1.6 million square 
feet based on growth in households in the PMA. 

 The challenge is that not all retail categories are 
appropriate for station area locations.  For example, 
furniture stores would likely prefer an I‐25 location to 
appeal to as many customers as possible. 

 Given that major retailers tend to be on other more 
heavily travelled corridors, the potential niche for any 
retailer at the 112tj Avenue Station Area is going to be 
either unique destination retail, restaurants, and some 
neighborhood services.

 One of the challenges for retailers is that station areas 
tend to be most active during the early morning and 
late afternoon rush hours and relatively quiet 
otherwise. 

 The microbrewery near the industrial park is an 
example of the type of business that would be a 
potential for the station area.  Although it struggled 
initially, it has created its own customer base over time 
and is a local destination. 

 In order for retail to be successful, it will need to appeal 
to multiple audiences including households in the 
surrounding neighborhoods, future households on the 
vacant parcels, transit riders, and others looking for a 
unique retail and restaurant experience. 55ArLand Land Use Economics

While there is demand for retail and restaurants in the Primary 
Market Area, the 112th Avenue corridor is not currently a major retail 
or restaurant corridor. Since stations have the potential to become 
neighborhood hubs, the area may have the potential to house a very 
modest amount of some neighborhood and transit‐oriented services 
along 112th Avenue centered on either side of York Street, or along 
parts of the 112th Avenue Corridor. 

There should be land use flexibility in case this land use doesn’t 
materialize.  

The Reddy family has also indicated a desire for retail services on the 
east side of York Street close to the station platform. While this is 
not a traditional commercial location, the land use plan should allow 
some flexibility for this use to be accommodated or transition to 
residential uses as necessary.  
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Office Market

In the market area, there are 109 office properties 
in 3.7 million square feet.  The current vacancy 
rate is close to 7% while the average full service 
lease rate is $19.31. 

Office prefers locations accessible and visible to 
major highways and arterials. Most of the market 
area’s office buildings are along the I‐25 corridor 
or are very close to it. 

There are very few offices along the east‐west 
corridors in this part of the market area. 

Anecdotally, some of the space available which 
tends to be in large floor plate offices, doesn’t 
match demand which tends to want smaller 
office configurations.

Future office demand will continue to be focused 
on I‐25 and major arterials.  However, as the 
station evolves into a neighborhood hub, there 
may be the potential for limited neighborhood 
services in an office configuration, like medical 
offices, insurance, real estate, etc. 
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There is potential 
demand for a very 
modest amount of 
office space (up to 
15,000 square feet) 
oriented to personal 
services, such as 
medical, insurance, 
legal, etc. in 
conjunction with 
retail and restaurant 
services as the station 
area becomes a 
neighborhood hub. 

Industry

Market 
Area 
Jobs  % Jobs

% of Total 
Jobs 

Estimated 
to be 
Office

New 
Regional 
Market 

Area Jobs
Office 
Jobs

Market 
Area 
Office 
Space 
Needs

112th 
Office 
Space 
(2015‐

2040)[2]
Agriculture, Forestry, Fishing and Hunting 230  0.6% 20% 43 9 2,164 43
Mining 140  0.4% 45% 26 12 2,965 59
Utilities 131  0.4% 30% 25 7 1,851 37
Construction 3,885  10.5% 10% 732 73 18,307 366
Manufacturing 2,645  7.2% 20% 499 100 24,927 499
Wholesale Trade 3,042  8.2% 20% 573 115 28,667 573
Retail Trade 3,839  10.4% 35% 724 253 63,313 1,266
Transportation and Warehousing 2,812  7.6% 20% 530 106 26,497 530
Information 505  1.4% 70% 95 67 16,644 333
Finance and Insurance 618  1.7% 95% 116 111 27,654 553
Real Estate and Rental and Leasing 567  1.5% 95% 107 102 25,396 508
Professional, Scientific, and Technical Services 1,100  3.0% 95% 207 197 49,230 985
Management of Companies and Enterprises 277  0.7% 95% 52 50 12,382 248
Administrative and Support and Waste Management  2,236  6.1% 30% 421 126 31,606 632
Educational Services 2,504  6.8% 25% 472 118 29,492 590
Health Care and Social Assistance 3,435  9.3% 95% 647 615 153,779 3,076
Arts, Entertainment, and Recreation 255  0.7% 50% 48 24 6,018 120
Accommodation and Food Services 2,866  7.8% 20% 540 108 27,009 540
Other Services (except Public Administration) 1,067  2.9% 75% 201 151 37,704 754
Public Administration 1,510  4.1% 75% 285 213 53,354 1,067
Unclassified 5  0.0% 0% 1 0 0 0

Total 36,889 100.0% 6,953 0 638,960 12,779
Source: Bureau of Labor Statistics, DRCOG, CoStar, ArLand
[1] CoStar estimates 250 square foot per office job
[2] 112th Avenue Station market share estimated at 2% of the market
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Most of the market area industrial and flex properties are 
located north of 120th Avenue along Huron and Washington 
Streets.  There is over 4 million square feet of industrial and 
flex space in the PMA. 

Between 2013 and 2015, there has been only 4,500 square 
feet of industrial space constructed in the PMA. There has 
been no construction of flex space.

The Denver metro industrial market has been affected by the 
legalization of marijuana. Large grow operations are 
occupying large industrial warehouse space along I‐70 and 
other parts of the metro area, pushing up demand and 
leading to a relatively constrained supply. 

Industrial and Flex Space
Indicator Industrial Flex

Inventory sf (4Q 2015) 3,671,242 911,995
Net Absorption sf (2013‐2015) 443,895 46,204
New Construction sf (2013‐2015) 4,309 0
Rent ($2015 nnn) $7.22 $9.44
Vacancies (4Q 2015) 4.0% 6.6%

Source:  CoStar, City of Northglenn, ArLand



Northglenn Industrial Park

The Northglenn Industrial Park is located 
southwest of the 112th Avenue Station. It is 
roughly bounded by 112th Avenue to the north, 
Irma Drive on the west, 104th Avenue to the 
south, and railroad tracks on the east. 

There are 90 businesses in 36 properties within 
the industrial area in approximately 870,000 
square feet. There are no vacancies. Rents are 
approximately $6.00 per square foot, triple net. 
[1]

Automotive repair and maintenance shops 
account for 36% of businesses in the area. This is 
followed by specialty trade contractors (10%), 
professional, scientific, and technical services 
(10%), and fabricated metal product 
manufacturing (9%).

[1]  A net lease requires the tenant to pay, in addition 
to rent, some of the property expenses that normally 
would be paid to the landlord. Expenses include real 
estate taxes, insurance, maintenance, repairs, utilities, 
and other items.

* The key to the businesses is found beginning on page 
60. 
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Industry
Market Area 

Jobs  % Jobs

% of Total 
Jobs 

Estimated to 
be in 

Industrial 
Space

New 
Regional 

Market Area 
Jobs 2015‐

2040
Industrial 

Jobs

Market Area 
Industrial 
Space 

Needs[1]

Industrial 
Potential 
Capture 
(low)

Industrial 
Potential 
Capture 
(High)

Agriculture, Forestry, Fishing and Hunting 230  0.6% 25% 43 11 5,950 298 595
Mining 140  0.4% 5% 26 1 725 36 72
Utilities 131  0.4% 15% 25 4 2,036 102 204
Construction 3,885  10.5% 15% 732 110 60,414 3,021 6,041
Manufacturing 2,645  7.2% 80% 499 399 219,356 10,968 21,936
Wholesale Trade 3,042  8.2% 80% 573 459 252,268 12,613 25,227
Retail Trade 3,839  10.4% 5% 724 36 19,898 995 1,990
Transportation and Warehousing 2,812  7.6% 80% 530 424 233,176 11,659 23,318
Information 505  1.4% 10% 95 10 5,231 262 523
Finance and Insurance 618  1.7% 1% 116 1 640 32 64
Real Estate and Rental and Leasing 567  1.5% 1% 107 1 588 29 59
Professional, Scientific, and Technical Services 1,100  3.0% 1% 207 2 1,140 57 114
Management of Companies and Enterprises 277  0.7% 1% 52 1 287 14 29
Administrative and Support and Waste Management  2,236  6.1% 35% 421 147 81,123 4,056 8,112
Educational Services 2,504  6.8% 5% 472 24 12,977 649 1,298
Health Care and Social Assistance 3,435  9.3% 5% 647 32 17,806 890 1,781
Arts, Entertainment, and Recreation 255  0.7% 3% 48 1 794 40 79
Accommodation and Food Services 2,866  7.8% 3% 540 16 8,913 446 891
Other Services (except Public Administration) 1,067  2.9% 10% 201 20 11,060 553 1,106
Public Administration 1,510  4.1% 10% 285 28 15,651 783 1,565
Unclassified 5  0.0% 0% 1 0 0 0 0

Total 36,889 100.0% 25% 6,953 1,727 950,033 47,502 95,003
Source: Bureau of Labor Statistics, DRCOG, CoStar, ArLand
[1] Square foot per job estimates vary from 450 to 1,200 sf depending on industry

There is strong demand for industrial space in the PMA. The industrial space at the 
Northglenn Industrial Park comprises a significant share ‐‐ 20% of market area flex and 
industrial space.  Future demand at the Northglenn Industrial Park –at 5% to 10% of 
forecast growth in industrial demand in the PMA – is estimated at 48,000 to 95,000 
square feet. 



Industrial

 The map on page 60 shows the relative lack of industrial 
space in the northern metro market, particularly well‐
located space (close to downtown and major 
thoroughfares). 

 The consultant team explored the potential of “creative 
industrial space” with the developer forum at 
Northglenn’s Industrial Park. Creative Industrial space 
would be nontraditional industrial space. Often the space 
is shared; there may be a live‐work element to it, or an 
artistic / creative element.   

 Upon further discussion with the developer forum, it was 
determined that the Northglenn Industrial Park, which is a 
traditional industrial park serves an important purpose in 
the local Northglenn economy, as well as the broader 
Northern Metro market, and the focus of the Northglenn 
Industrial Park should remain more traditional. 

 There are a variety of different jobs and businesses in the 
industrial park. An estimate of employment is shown to 
the right

 While many of the jobs serve the local construction 
industry, there are also primary jobs, including those 
categorized in the Manufacturing category, and 
Professional, Scientific, and Technical Services. 

 It is estimated that over 45% of the jobs pay over $40,000 
per year.

 All of these jobs have multiplier impacts.  The businesses 
buy resources in the local economy and employees spend 
money locally as well.  

 Since the industrial park is located at Northglenn’s 
western gateway to the station area, infill development, 
landscaping, sidewalks are appropriate treatments to 
make the industrial parkway an attractive gateway to the 
station.  63ArLand Land Use Economics

Count Share
Manufacturing 371 40.0%
Construction 201 21.7%
Other Services (excluding Public Administration) 88 9.5%
Wholesale Trade 63 6.8%
Professional, Scientific, and Technical Services 55 5.9%
Educational Services 31 3.3%
Accommodation and Food Services 27 2.9%
Administration & Support, Waste Management and Remediation 23 2.5%
Retail Trade 21 2.3%
Arts, Entertainment, and Recreation 16 1.7%
Agriculture, Forestry, Fishing and Hunting 14 1.5%
Health Care and Social Assistance 11 1.2%
Public Administration 5 0.5%
Information 1 0.1%
Real Estate and Rental and Leasing 1 0.1%
Total 928 100.0%
Source: U.S. Census, LEHD, ArLand

Estimated Jobs at the Northglenn Industrial Park



Retail, Office and Industrial Summary
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• COMMERCIAL SERVICES
• Most of the PMA retail is located along 104th and 120th Avenues rather than 112th Avenue.   
• Retail is always an important activating component at station areas, however, 112th Avenue is relatively less travelled (15,000 

ADT)making retail / restaurant uses a challenge. 
• The microbrewery near the industrial park is an example of the type of business that would be ideal for this station area 

because it has developed its own clientele and is a local destination. 
• In order to complement a gateway element at 112th Avenue and York Street, a modest amount of commercial services  can be 

located at this intersection to accommodate neighborhood oriented services, however, there should be site flexibility in the 
case the market for neighborhood services doesn’t materialize. There may be the potential, as the station evolves into a 
neighborhood hub, for limited (up to 15,000 square feet) neighborhood services in an office configuration to accommodate 
medical offices, insurance brokers, etc.

• INDUSTRIAL
• There is over 4.5 million square feet of industrial and flex space in the PMA. There has been relatively little new space 

constructed in the market area in the last 2 years.  During this time, the legalization of marijuana has had an impact on 
industrial space inventory.  Large grow operations increasingly occupy this type of space, moving other users to the 
periphery.

• The Northglenn Industrial Park accommodates 90 businesses on 36 properties in approximately 870,000 square feet.
Automotive repair and construction contractors account for the majority of businesses.  There are also businesses providing 
Professional, Scientific, and Technical Services, and some Fabricated Metal Product Manufacturing. 

• Vacancies in the Northglenn Industrial Park are 0%. Demand continues to be strong for this type of space although demand 
needs to be balanced with the needs of the neighborhoods and desire for residential and commercial mixed uses close to 
the station. 

• At the same time, this land use provides jobs and serves an important niche in the Northern Denver industrial market. 
• The priority for the industrial lands in the station area would be to infill with complementary industrial uses. Landscaping,

signage, sidewalks and other gateway elements to the station should also be provided to help provide a more attractive 
gateway element to the station from the western entrance along 112th Avenue. 



Industrial Park Businesses
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Map ID Building Address Business Name NAICS Code NAICS Category

1 2100 E 112th Ave Beer By Design Brewery 312 Beverage and tobacco product manufacturing
Fit Soldiers 713 Amusement, gambing, and recreational industries
Dodge Sign Company 339 Miscellaneous manufacturing
Friends Trading Company 311 Food manufacturing
Physician Preferred Products 446 Pharmacies and drug stores

2 11170 Irma Dr Danke Rosales Custom Cabinets 337 Furniture and related product manufacturing
3 2180 E 112th Ave Rocky Mountain Sports Center 713 Amusement, gambing, and recreational industries
4 11141 Irma Dr Islam Center 813 Religious organizations
5 11091 Irma Dr Door Installations Inc 238 Specialty trade contractors
6 11071 Irma Dr Front Range Plumbing Co Inc 238 Specialty trade contractors
7 11045 Irma Dr CarStar 811 Automotive repair and maintenance
8 11080 Irma Dr Banks School Supply 453 Miscellaneous store retailers
9 11055 Leroy Dr O'meara Collision Center 811 Automotive repair and maintenance
10 10983 Leroy Dr Nexus Corporation 111 Crop production
11 11060 Irma Dr Precision Metal Manufacturing Inc 332 Fabricated metal product manufacturing
12 11084 Leroy Dr D&E Steel 332 Fabricated metal product manufacturing
13 11060 Leroy Dr Gulfeagle Supply 324 Petroleum and coal products manufacturing
14 11020 Leroy Dr Atlas 324 Petroleum and coal products manufacturing
15 11084 Leroy Dr D&E Steel 332 Fabricated metal product manufacturing
16 10963 Leroy Dr B&B Blending 423 Merchant wholesalers, durable goods
17 10977 Irma Dr Northglenn Heating & AC 238 Specialty trade contractors
18 10943 Leroy Dr Die Cut Technologies 332 Fabricated metal product manufacturing
19 10880 Leroy Dr Action Packaging 423 Merchant wholesalers, durable goods
20 10923 Leroy Dr Nationwide Fabrication Inc 332 Fabricated metal product manufacturing
21 10854 Leroy Dr Packaging Corporation of America 423 Merchant wholesalers, durable goods



Industrial Park Businesses (cont’d)
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Map ID Building Address Business Name NAICS Code NAICS Category

22 10750/10650 Irma Dr Diesel Day Dreams 811 Automotive repair and maintenance
Maranello Motorworks 811 Automotive repair and maintenance
High Class Auto Glass 811 Automotive repair and maintenance
EH Design Inc 541 Professional, scientific, and technical services
Creative Visions 811 Automotive repair and maintenance
A Good Shop 811 Automotive repair and maintenance
Livingston Systems 323 Printing and related support activities
GT Industrial Products 335 Electrical equipment and component manufacturing
El Dorado Mexican Distribution 424 Merchant wholesalers, non‐durable goods
Old School Garage 811 Automotive repair and maintenance
American Auto 811 Automotive repair and maintenance
C&D Metal Products 332 Fabricated metal product manufacturing
Atlas Autobody 811 Automotive repair and maintenance
C&H Group Inc Insurance Roofers 238 Specialty trade contractors
Absolute Pool Management 238 Specialty trade contractors
Transmission Superstar 811 Automotive repair and maintenance
Boston Barricade 423 Merchant wholesalers, durable goods
D Speed Diesel Emissions 811 Automotive repair and maintenance
Xhaust Pipes 811 Automotive repair and maintenance
The Finishing Touch/Frank's Upholstery 561 Administrative and support services
Innovative Mechanical Systems 238 Specialty trade contractors
The Glove Wagon Safety Products 423 Merchant wholesalers, durable goods
Elevation Lighting 335 Electrical equipment and component manufacturing
Westview Autos 811 Automotive repair and maintenance
Teckshop Inc 811 Automotive repair and maintenance



Industrial Park Businesses (cont’d)
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Map ID Building Address Business Name NAICS Code NAICS Category

Joyful Journeys Community Enrichment 813 Religious/charitable organizations
Premier Auto Repair 811 Automotive repair and maintenance
Perfect Solutions Concrete 327 Nonmetallic mineral product manufacturing
Shadows 424 Mechant wholesalers, non‐durable goods
Charter Drywall Denver 327 Nonmetallic mineral product manufacturing
Tito's Tints 811 Automotive repair and maintenance
Toytec Lifts 811 Automotive repair and maintenance
Smooth Ride Auto Repair 811 Automotive repair and maintenance
Erive's Heating & Air 238 Specialty trade contractors
Studio 27 541 Professional, scientific, and technical services
A&G Motors 811 Automotive repair and maintenance
Patrick Mangan 541 Professional, scientific, and technical services
Law Office of Peter Loyd Weber 541 Professional, scientific, and technical services
Brick Imaging 238 Specialty trade contractors
Ducted Comfort 238 Specialty trade contractors

23 10909 Irma Dr Jackson's Auto Service 811 Automotive repair and maintenance
24 10901 Irma Dr Automotive Transmission Engineering 811 Automotive repair and maintenance
25 10901 Irma Dr Hail Repair & Estimates 811 Automotive repair and maintenance
26 10855 Irma Dr F Motors 811 Automotive repair and maintenance

Branded Image Apparel 541 Professional, scientific, and technical services
E&E Printing/Labeling 541 Professional, scientific, and technical services
Teamed Therapy 541 Professional, scientific, and technical services

27 10825 Irma Dr Northwestern Electrical 335 Electrical equipment and component manufacturing
28 10795 Irma Dr Ram's Transmission 811 Automotive repair and maintenance
29 10789 Irma Dr KMX Powersports 441 Motor vehicle and parts dealers



Industrial Park Businesses (cont’d)
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Map ID Building Address Business Name NAICS Code NAICS Category

30 10783 Irma Dr Lee's Truck & Auto 811 Automotive repair and maintenance
31 10775 Irma Dr G&N Machining & Manufacturing Corp 332 Fabricated metal product manufacturing
32 10651 Irma Dr Accurate Automotive 811 Automotive repair and maintenance

Competition's Choice 811 Automotive repair and maintenance
33 10621 Irma Dr Toro Small Engine Repair 811 Automotive repair and maintenance

Crossfit Surge 713 Amusement, gambing, and recreational industries
Impressions Printing 541 Professional, scientific, and technical services
Holly Ridge Baptist Church 813 Religious/charitable organizations
Event Center 721 Accomodation

34 10475 Irma Dr Creative Laser Designs 332 Fabricated metal product manufacturing
Plotter Supplies Inc Digital Imaging Solutions 541 Professional, scientific, and technical services

35 1901 Leroy Dr Northglenn Auto Repair 811 Automotive repair and maintenance
Maaco Auto Painting 811 Automotive repair and maintenance

36 1710 Leroy Dr TH Automotive 811 Automotive repair and maintenance

Source: CoStar, ArLand
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SUMMARY OF CONCLUSIONS FROM THE NORTHGLEN DEVELOPER FORUM: 2/16/16 
 
The most significant conclusions from the February 16, 2016 Developer Forum may be 
summarized as follows: 
 
GENERAL CONCLUSIONS 
 

1. Drainage and the flood plain issues are the key constraints that must be resolved 
in order to facilitate development of the station area.  The drainage solution 
needs to be a global station area solution and address all of the drainage issues 
on all of the different properties at once. 
 

2. The most important step to address this problem is that Northglenn and 
Thornton should cooperate to immediately hire a civil engineering consultant to 
work with their Public Works staff to analyze the drainage needs of the station 
area (all properties), prepare a design development level civil engineering 
drainage/infrastructure plan and to prepare a cost estimate of what the drainage 
improvements will cost, including the costs of water quality features, detention 
ponds, grade crossings, low water crossings, utilities, lighting, streets, 
realignment of York and Fox Run, bike paths, pedestrian paths, trails, all forms of 
multi-modal connectivity and  open space.  Eventually, these drainage and 
infrastructure costs will need to be shared between Northglenn, Thornton, other 
governmental districts such as UDFCD and DRCOG, the developer(s), future 
residents and businesses (Metro District) etc. If the past has any lessons to offer, 
it is that the developers of the Thornton properties may want to move ahead on 
their development without thinking about a multijurisdictional infrastructure 
solution that will enable development on the Northglenn properties.  This type 
of incremental or short-range approach is less likely than a comprehensive, 
cooperative approach to maximize the value of the site for anyone, including 
Thornton, Northglenn, RTD or present and future developers and property 
owners. 

 
3. The Cities should also prepare a CLOMR that would remove some of the 

development from the flood plain and create more developable land (CANNOT 
MOVE CHANNEL BUT COULD NARROW IT).  At the same time, the open space 
network and future parks and trails should be identified. 

 
4. Once the cost estimate is complete, Northglenn and Thornton should explore 

financing mechanisms like a Metro District to finance the drainage, open space 
and other infrastructure improvements necessary to facilitate development of 
the station area.  A variety of sources need to be explored including the Urban 
Drainage and Flood Control District Funds, Transit Funds (RTD?), Metro Districts, 
others.  However, a Metro District alone will not provide upfront money for 
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infrastructure.  There needs to be a fairly certain and predictable tax base 
identified or in place in order to issue the Metro District Bonds. 

 
5. Northglenn and Thornton City Councils should continue to address the drainage 

and road alignment issues until resolved and a financing and rezoning approach 
is agreed to.  Cooperation will be needed to solve these and other issues and a 
process of education and consensus building will be required including 
workshops, planning sessions, additional public meetings and tours of other 
station areas 

 
6. One participant expressed the view that the current market does not seem to 

support any type of new development on the site, at this time.   Existing single-
family in the neighborhood is selling at approximately $130/sf, and new single-
family may not be able to compete at this price. Town home, condo, retail and 
medical (local not national) demand may come later.  However it is important to 
note that when Highlands Garden Village was developed, the housing in the 
surrounding neighborhood was selling for $75,000 per unit ($75/sf) and houses 
in Highlands Garden Village were selling at $250,000 ($170/sf).  They sold out 
within 2 years.  The market demand was a result of good design, small lots and a 
price that was competitive in the overall housing market.  

 
7. The question is, what can the Cities put in place in terms of financial incentives 

and zoning (commercial/ mixed use at 112th and York/Fox Run, Higher density 
mixed use adjacent to station transition to town homes and then single family) 
to be available in the next 5 to 15 years when market conditions may be more 
conducive to development. 

 
8. The market today might support market rate and affordable apartment 

development.  The Market Study found that there are other recent market rate 
apartment communities that have been built in the immediate area and that 
these communities have leased-up and are considered to be successful.  On the 
other hand, some of the developers argued that, until the station is built, traffic 
counts on neither York nor 112th are sufficient to support apartment 
development.  In addition, affordable apartments might be used to act as a 
catalyst to higher density development after the transit station opens.  That is, 
9% or 4% Low Income Tax Credit Apartments could be built as soon as the 
station opens as a catalyst to other multi-story, multi-family development 
adjacent to the station. 

 
9. The industrial area should be treated as a gateway to the station but should be 

considered as a separate area from the Station Area Plan.  Instead of creating 
planning options for residential and mixed-use on the industrial site, attention 
should be given to improving the appearance and increasing the connectivity 
between the industrial area and the 112th Station. The industrial site can be 



 3 

viewed as the West gateway to the station area, transitioning to retail, and then 
the station.  The developers present at the forum did not feel that there was a 
significant market for “creative industrial or creative office space” at this time.  
There was general consensus that the existing industrial uses and their 
supporting retail (like the Brewery) were doing well (0% Vacancy) and perhaps 
additional similar light industrial uses might be the most likely types of 
businesses to locate into this area in the near future. It would be helpful if some 
of the landscaping businesses or storage lots would be replaced by less land 
intensive and higher job producing uses (i.e. auto, mechanical, electrical, 
printing, design) or higher activity producing uses like Rocky Mountain Sports 
Center, Beer by Design Brewery etc.  State Enterprise fund incentives might be 
used to attract these types of businesses.  TIF funds could be used to make 
gateway improvements, streetscape improvements, connectivity improvements, 
to and from the Station Area, or façade improvements that would make the light 
industrial area more attractive and make it feel more connected to the station 
area. 
 

10. One major asset of this Station Area is that just three property owners own the 
majority of the site.  Significant outreach and coordination should continue 
between Northglenn, Thornton, the three property owners, the surrounding 
residential neighborhoods, and the light industrial area tenants.  

 
 
POSSIBLE CHANGES TO THE SITE PLAN 
 

1. The area devoted to and the amount of small-lot single-family housing on the 
edges might be increased so that there are double loaded alleys on each of the 
single-family neighborhood edges.  From a surrounding neighborhood 
perspective, this will create edge conditions similar to the surrounding 
neighborhood and may help to garner neighborhood support or, at least, reduce 
neighborhood resistance to the plan.  In addition, this will increase the number 
of single-family units proposed for the development (8-12 du per acre on 30’ x 
100’ lots).  If the future market is like today’s market, the single-family homes 
will probably be the first type of product to sell.  Development will probably 
occur from the eastern edges of the site toward the transit station.  From a 
physical infrastructure perspective, this will mean that all of the drainage 
improvements will need to be made before any development will begin. From a 
sales and market perspective, some of the developers have found that selling the 
single-family first acts as a catalyst.  Then, as the single-family homes begin to 
sell the developer can offer town homes as a lower cost alternative and 
eventually offer condominiums closer to the transit station.  Also special 
attention should be paid to the connectivity of these single-family/town home 
neighborhoods to the station.  In essence, this approach allows the developer to 
increase density as the development moves closer to the transit station.  
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Conclusion:  the site plan should be changed to show more small-lot single-
family homes on edges, transitioning to town homes in the next few blocks 
(surrounding parks and open space) and then transitioning to 3 to 5 story 
apartment and condo’s adjacent to the station, and a retail/mixed use gateway 
on the Perlmutter property. 

2. The developers who attended the Developer’s Forum all agreed that the
realignment on York Street and the proposed intersection would enhance the
development feasibility of the parcels on the north side of 112th Avenue, and
help to create a more dramatic gateway to the station area.



APPENDIX 3: INFRASTRUCTURE ASSESSMENT 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

TECHNICAL MEMORANDUM 

TO: Becky Smith, City of Northglenn 

FROM:  Dana Bijold, Goodbee and Associates, Inc. 

DATE:  July 2016 

SUBJECT: Utility Infrastructure Evaluation 
 112th Station Area Planning Study 
 

1. EXECUTIVE SUMMARY 
 

This Utility Infrastructure Evaluation encompasses water, sanitary sewer, and storm sewer facilities throughout 

the study area identified in Leese and Associates 112
th

 Station Area Planning Study.  Based on the area 

investigated for this utility evaluation and the criteria used to identify major utilities, there will need to be 

additional water and sewer mains designed and constructed to serve future development needs.  It is the 

responsibility of the local water and/or sewer agency to provide service to undeveloped parcels within the 

study area.  It is the developer’s cost responsibility to install any necessary water and sewer lines to service 

their development.  These anticipated water and sewer infrastructure costs are considered within the realm of 

the standard and expected cost of development.   

 

There appears to be sufficient water and sanitary sewer capacity in both the Northglenn and Thornton 

infrastructure to serve the future development of this project area.  As development progresses, the Cities of 

Northglenn and Thornton will need to monitor their existing infrastructure to ensure adequate capacity is 

available to accommodate growth.   

 

Additional drainage channel improvements will need to be addressed to maximize the development area.  This 

includes upgraded drop structures and possible channel depth modifications.  These drainage improvements 

will be consistent with recommendations made by Urban Drainage Flood Control District (UDFCD) in their final 

master plan update. 
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2. INTRODUCTION 
This technical memorandum 

documents Goodbee & 

Associates’ evaluation of 

waterline, sanitary sewer and 

storm sewer for the City of 

Northglenn’s 112
th

 Station 

Area Planning Study.  The 

purpose of this work is to 

provide the Cities of 

Northglenn and Thornton with 

an evaluation of existing and 

planned major utility facilities 

within the study area and 

identify discrepancies 

between current capacities 

and growth projections.   

 

a. Project Area 
The primary project study area is located on the vacant property at the northeast corner of 112

th
 Avenue and York 

Street, bound by residential development to the north and east.  The study area also includes a small parcel of land 

at the northwest corner of 112
th

 Avenue and York Street, bound by the RTD light rail station to the north and the 

railroad tracks to the west., and the Northglenn Industrial Park, located at the southwest corner of 112
th

 Avenue 

and the existing railroad crossing.  The project study limits are illustrated as the blue area boundary shown on the 

map above. 

 

b. Methodology 
Goodbee & Associates coordinated with utility providers within the study area to determine the location and 

capacity of major utilities within the project area.  The expansion of or need to upgrade utility infrastructure is a 

component that should be factored in to the cost of new development or redevelopment.  As such, Goodbee & 

Associates focused on major public utilities that may need to be upgraded or added to accommodate projected 

growth identified in this study.  Major utilities are defined as: 

 waterlines at least 20 inches in diameter; 

 asbestos cement water lines;  

 sanitary sewers at least 18 inches in diameter; 

 vitrified clay pipe sewer lines; 

 sewer and water pump stations;  

 force main sanitary sewers;  

 major drainageways; and 

 all water, sewer, and storm required to expand into undeveloped parcels. 

 

To identify owners of major utilities in the project area, Goodbee & Associates conducted a search of the Utility 

Notification Center of Colorado (UNCC) database.  Utility owners/providers were contacted to confirm the 

presence or absence of major utility facilities in the project area and to obtain key maps.   
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Goodbee & Associates interviewed key utility owners to verify existing utility capacity as well as the potential need 

and cost for expansion.  The proposed land use layout created by Leese & Associates, Inc. was used for reference 

when coordinating with utility companies to determine what level of infrastructure would need to be modified to 

meet the projected growth and associated utility demands.  Results of these data collection interviews are 

summarized in the following section and details provided in Appendix A.   It should be noted that several 

assumptions were made for this work effort: 

 Information received from utility owners was assumed to be accurate and complete. 

 Existing buried utility locations were estimated based on schematic maps that were provided.  

 Existing capacity is sufficient to serve current development. 

 Utility provided cost data and/or CDOT cost data was utilized in order to determine cost ranges for 

new or upgraded infrastructure. 
 

Future infrastructure requirements have been determined and are discussed below. 
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3. FINDINGS 
The UNCC database identified utility owners with facilities in or near the project corridors.  Several were 

eliminated as not having relevant facilities in the primary project development area.  Utility providers within the 

project development area are as follows: 

 City of Northglenn – water, sanitary, and storm 

 City of Thornton – water, sanitary, and storm 

 

a. Major Utility Providers within the Project Area 
 Two utility owners provide water, sanitary, and storm in the project area, which provides the basis of this 

evaluation.  A brief discussion of these major providers is summarized below. 

City of Northglenn 

The City of Northglenn provides water, sanitary sewer, and storm sewer service to the area west of York Street, 

and will be the service provider for the undeveloped area at the northwest corner of York Street and 112
th

 Avenue, 

south of the 112
th

 Avenue RTD station.  In a recent study done by Matrix Design Group for the development of this 

area, existing facilities are generally sized appropriately to accommodate future development.  This study was for 

the development of an apartment complex, which is generally in line with future development concepts developed 

by Leese and Associates.  The major system lines are already in place, including a 27” sanitary force main in York 

Street. 

 

The City of Northglenn is working with the City of Thornton to address the drainage challenges that are present 

across the primary project study area.  Urban Drainage and Flood Control District (UDFCD) is currently in the 

process of updating their Grange Hall Creek Major Drainageway Plan – Hydrology Report, which will include 

recommendations to address the drainage challenges presented in this project area. 

City of Thornton 

The City of Thornton provides water, sanitary sewer, and storm sewer service to the area east of York Street, and 

will be the service provider for the undeveloped area at the northeast corner of York Street and 112
th

 Avenue.  

Existing facilities are generally sized appropriately to accommodate future development.  The major system lines 

are already in place, including a 24” water main in York Street, 8” and 12” water lines in the surrounding residential 

areas, and 8” sanitary sewer lines in the surrounding residential areas. 

 

b. Utility Assessment  
The study area correlates with the 112

th
 Avenue RTD light rail station currently being constructed as part of the 

North Metro Rail Line.   

112
th

 Avenue Planned Development  

The study area is being evaluated as a master planned development jointly with the cities of Northglenn and 

Thornton.  This approximately 80-acre development includes the vacant parcels on both the east and west side of 

York Street, north of 112
th

 Avenue.  Ultimate density estimations are generally consistent with those modeled in 

these various existing studies for the water and sanitation needs in this area. 

City of Northglenn: 
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Water Main Facilities:  Based on information from the City of Northglenn, major utilities in this area include:     

 An existing 10” and 12” water line on the south side of 112
th

 Avenue. 

 The undeveloped parcel at the northwest corner of 112
th

 Avenue and York Street is currently not 

served. 

 

Sanitary Sewer Main Facilities:  Based on information from the City of Northglenn, major utilities in this area 

include: 

 An existing 27” sanitary force main in York Street. 

 

Storm Sewer Facilities:  Based on information from the City of Northglenn, major utilities in this area include: 

 There is an existing drainage channel across the undeveloped property that serves as the outlet 

channel for the neighborhood to the west of the study area.  This drainage channel is being evaluated 

in the UDFCD master plan updates. 

 

The Leese and Associates study identifies this area as medium to high density residential development.   

 Existing major water mains in 112
th

 Avenue are sufficient to accommodate development projections.  

Therefore, major infrastructure costs would be negligible, as no upsizing of existing mains would be 

required for the projected land use identified. 

 Additional minor infrastructure will be the cost of the developer, including 6” to 12” water supply 

lines needed to provide water to future development.    

 Existing sewer mains in the project area sufficient to accommodate development projections, 

however should be monitored by the City of Northglenn as development plans progress to ensure 

adequate service.   

 Infrastructure costs include additional 8” to 15” sanitary sewer lines needed to provide service to 

future development. 

 Drainage improvements through this portion of the study area include channel improvements and 

drop structure improvements. 

City of Thornton: 

 
Water Main Facilities:  Based on information from the City of Thornton, major utilities in this area include:     

 An existing 24” water line in York Street. 

 The undeveloped parcel at the northeast corner of 112
th

 Avenue and York Street is currently not 

served.  Existing water mains are located in the residential developments to the north and east of the 

study area. 

 

Sanitary Sewer Main Facilities:  Based on information from the City of Thornton, major utilities in this area 

include: 

 No sanitary sewer infrastructure exists within this study area.  Existing sanitary sewer mains are 

located in the residential developments to the north and east of the study area.  

 

Storm Sewer Facilities:  Based on information from the City of Thornton, major utilities in this area include: 

 There is an existing drainage channel across the undeveloped property that serves as the outlet 

channel for the neighborhood to the west of the study area.  This drainage channel is being evaluated 

in the UDFCD master plan updates. 
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The Leese and Associates study identifies this area as transitioning from low to high density residential 

development.   

 Existing major water mains in York Street and the surrounding residential devleopments are sufficient 

to accommodate development projections.  Therefore, major infrastructure costs would be 

negligible, as no upsizing of existing mains would be required for the projected land use identified. 

 Additional minor infrastructure will be the cost of the developer, including 6” to 12” water supply 

lines needed to provide water to future development.    

 Infrastructure costs include additional 8” to 15” sanitary sewer lines needed to provide service to 

future development. 

 Drainage improvements through this portion of the study area include channel improvements and 

drop structure improvements. 
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4. CONCLUSIONS AND RECOMMENDATIONS 
Based on the subareas investigated for this utility evaluation and the above-listed criteria used to identify major 

utilities, there will need to be additional water and sewer mains constructed to accommodate future growth and 

development in this project area.  Approximate developer related costs for these improvements are shown below 

in Table 1: 

 

Table 1:  Estimated Range of Utility Improvement Costs (in $ millions) 

Utility  Estimated Cost 

Water $3.6  

Sanitary Sewer $3.6  

Storm $4.0  

Est. Total Cost to 
developer for 
expanded or 
upgraded utilities  $11.2  

  Note:  Costs shown are in millions of dollars, are based on 2016 dollars with 2016 land use zoning 

classifications, and are not associated with any modeling done specifically for this evaluation.  

The development costs were determined by examining conceptual land use plans and related 

existing infrastructure.   

 

The project study area, representing approximate 80 acres, will need to have water supply, storm sewer, and 

sanitary sewer service systems designed and constructed to serve the development needs.  Additional drainage 

channel improvements will need to be addressed to maximize the development area.  This will include upgraded 

drop structures and possible channel depth modifications.  These drainage improvements will be consistent with 

recommendations made by UDFCD in their final master plan update. 

 

As outlined above, and in reference to the Leese and Associates study outlining residential and commercial 

conceptual development plans, the above statements are a guideline for use in modeling projections.  As forecasts 

are modified and additional infrastructure is added within the study area, utility needs and capacities should be 

revisited and reassessed in order to best serve development needs. 

  



  Utility Infrastructure Evaluation 

  112
th

 Station Area Planning Study 

  July 2016 

 8 

References: 

 City of Northglenn.  City of Northglenn Standards and Specifications. 

 City of Thornton.  October 2012.  Standards and Specifications for the Design and Construction of 

Public and Private Improvements. 

 EST. June 2015. 120
th

 Avenue Corridor Study Washington Street to Claude Court. Prepared for: City 

of Northglenn. 

 Matrix Design Group. November 10, 2014. 112
th

 and York – Proposed Apartment Project 

Infrastructure Analysis. Prepared for: Adams County Housing Authority. 

 Regional Rail Partners. May 14, 2015. Northglenn at 112
th

 Avenue Station, 90% Design Submittal 

Drainage Report. Prepared for: RTD North Metro Rail Line Project. 

 RESPEC. July 2015. Grange Hall Creek Major Drainageway Plan – Hydrology Report. Prepared for: 

Urban Drainage Flood Control District et. al. 

 Urban Drainage Flood Control District. 2016.  Urban Storm Drainage Criteria Manual – Volumes 1 

and 2. 

 

 

  



APPENDIX 4: H.E.A.L. WALKABILITY ASSESSMENTS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



The City of Northglenn Healthy Eating Active Living (HEAL) Committee seeks to identify and influence 

policy areas that will contribute to overall health in the Northglenn community. The Committee plans to 

accomplish this by engaging the community and making recommendations to decision makers for 

further carrying Northglenn’s commitment improving access to healthy foods and active living by 

influencing the built environment through these policies. 

A primary goal of the HEAL Committee is to identify and influence policy areas that will contribute to 

overall health in the Northglenn community. This STAMP process provides the committee an 

opportunity to weigh in on issues such as ease of access, amenities surrounding the station, connections 

for pedestrians and cyclists to the station, and surrounding land uses that encourage activity or healthy 

eating.  

To fully understand the context of the existing environment around the station, the HEAL Committee 

completed a ‘Walking Audit’ using the Walkability Audit Tool provided by the U.S Department of Health 

and Human Services Centers for Disease Control and Prevention. The Committee conducted the audit in 

three areas, the 112th Corridor, Fox Run neighborhood and the neighborhood to the northwest of the 

station. The Walking Audit scored walkability based on the following: 

 Pedestrian Facilities  

 Pedestrian Conflicts  

 Crosswalks 

 Maintenance 

 Path Size  

 Buffer  

 Universal Accessibility  

 Aesthetics  

 Shade 
The Committee discussed the scores and key observations from the audit. Based on the discussion the 

Committee has provided recommendations for each of the areas walked.  

112th Avenue – Walking Score of 48/100 

Key Observations: 

• There are no designated crosswalks to the businesses on the south side of 112th between Irma 
Dr. and York St. 
 

• Sidewalks are narrow, mostly attached to the street, and there is little to no shade. 
 

• Speed and volume of traffic make walking along it unpleasant. Design speed is faster than the 
posted speed.  
 

• The width of the road offers opportunity to add amenities such as bike lanes, or landscaping to 
increase distance of pedestrians to traffic. 
 

Recommendation: Create buffers between sidewalk and street ways.  



Short-term, implement traffic calming measures such as pedestrian islands, bicycle lanes, or sidewalk 

treatments to create a perceived separation from traffic. 

Long-term, consider putting in more permanent infrastructure that will buffer pedestrians on the 

sidewalk from the vehicular traffic, i.e. tree buffers, grass buffers, planters, bollards, etc. 

Recommendation: Promote safe roadway crossing through use of small block sizes, pedestrian refuge 

islands, and enhanced crosswalks.  

Establish safe pedestrian crossings via signalized connections or an underpass. This will encourage 

pedestrian flow between the Industrial Park and Fox Run Pkwy to the Station. It will also improve flow 

along other key amenities, including the City Trail and Parks systems.  

If crosswalks are installed, they should be raised crosswalks slightly above grade, using a contrasting 

material such as brick or colored concrete. Also consider creating “bulb-outs” on either side of the street 

where pedestrians cross further calm traffic and reduce the distance that pedestrians are exposed to 

traffic, and installing pedestrian signals to alert oncoming drivers of pedestrians and bicycles crossing 

the streets.  

Recommendation: Provide pedestrian countdown signals to indicate how many seconds are left in the 

walk phase.  

Pedestrian countdown signals increase safety for pedestrians of all levels of ability. Countdown signals 

that implement sounds allow for a greater portion of the pedestrian population to cross safely. 

Additional crossing time should also be considered to provide enough time for all ages and abilities to 

safely cross.  

Recommendation: Provide streetscape amenities such as benches, landscaping, lighting, shade 

structures, and public art.  

Walkable, aesthetically pleasing streets encourage people to walk to their destinations and create places 

that people want to spend time, becoming destinations themselves. The focus should be on main 

pedestrian thoroughfares to the station, especially 112th and York. Introduce a shade structure program 

on these streets to encourage walking throughout the city in the hot summer months. Shade structures 

can include trees, transit shelters, and anything else that casts shade on the sidewalks.  

Amenities such as benches are important to those who may not be able to walk long distances without 

sitting, and lighting is important for pedestrians to feel a sense of safety as far as seeing and being seen. 

Recommendation: Incorporate retail establishments within close proximity of its residences.  

Evidence shows that this type of development pattern increases active transportation rates, decreases 

automobile use, and is directly correlated to reduced levels of obesity, chronic disease and stress. 

Recommendation: Provide secure bicycle parking at or near the Northglenn 112th Avenue Station and 

at surrounding businesses.  

A key to increasing bicycle traffic is providing places to securely park bicycles. The provision of bicycle 

storage facilities have been shown to encourage active transportation as a substitute for automobile use 

for commuting trips. The increased use of active transportation will lead to improved health outcomes 



while reduced automobile use will lead to improvements in regional and local air quality. To encourage 

the provision of bicycle and pedestrian improvements, financial incentives could be provided to local 

businesses.  

Recommendation: Explore the possibility of bike sharing/B-Cycle stations at the Station and key areas 

near the station (such as schools, industrial park, civic campus, and commercial centers) to encourage 

ridership between the amenities.  

Fox Run – Walking Score of 76/100 

Key Observations: 

 Fox Run Parkway is a very wide road, often with no markings or signs for pedestrian crossings. 
 

 Fox Run Parkway and other neighborhood streets have good shade from tree canopies in many 
places, and some are detached from the street. 
 

 The intersection of Fox Run at 112th is a challenge for pedestrians due to lack of signalization. 
 

 Sidewalks in the neighborhood are narrow at places. 
 

Recommendation: Place bike lanes in both directions on Fox Run Pkwy from 104th Avenue to 112th 

Avenue. 

This will allow north/south bicycle connections from residences to the 112th and 104th Stations. It would 

also connect residents to regional trail systems that connect to other city amenities. 

Recommendation: Encourage way-finding with signs, maps, and landscape cues to direct pedestrians 

to the most direct route.  

Provide signage indicating the bicycle routes and local destinations for the Station, local business and 

other bicycle route intersections.  

Wayfinding: encompasses all of the ways in which people orient themselves in physical space 

and navigate from place to place.  

A way-finding program should be introduced to help residents, employees and visitors navigate their 

way to all of the amenities surrounding the Station. Wayfinding is a critical tool for directing pedestrian 

and bicycle traffic to the fastest, easiest and safest route to their destination. Northglenn could 

implement a wayfinding program that encourages walking and biking by making it safe and convenient. 

Wayfinding can be accomplished in many ways including signage, changes in sidewalk patterns or 

audible signals.  

Recommendation: Signalize the intersection of Fox Run Parkway and 112th. 

Recommendation: Provide pedestrian amenities (benches, trash cans, etc.) along the designated route 

from Fox Run to the station.  



NW Neighborhood – Walking Score of 62/100 

Key Observations: 

• Neighborhood sidewalks are very narrow and attached to the road. Wheelchairs would have a 

difficult time using the sidewalks. 

• Route for pedestrians to the station is indirect (Wyco Trail) and should be identified.  

• Few pedestrian amenities exist in the neighborhood or along the trail. 

• The trail currently does not have lighting or shade.  

Recommendation: As neighborhood Capital Improvement Plan projects are identified, sidewalks 

should be prioritized to be widened and detached when roads are repaved.  

The right-of-way width of the neighborhood streets is enough to accommodate significant sidewalk 

improvements. In addition to creating a safe place for pedestrians to walk; narrowing the roads by 

increasing the width of the sidewalks will also calm traffic and make the streets safer for crossing.  

Recommendation: Implement wayfinding that directs pedestrians and cyclists to the Wyco Trail and 

the station. Consider using “art” as “wayfinding”. 

Information Kiosks stations could be put in at major intersections of the neighborhood to Wyco trail. 

These stations should have a map of the City that shows the location of the Station and other public 

amenities in the area and the most direct route to get there. The way-finding program should include 

street direction signs to let pedestrians and cyclists know they are traveling in the right direction. 

Recommendation: Add benches, trash cans, fountains, or elements of interest along the Wyco Trail.  

The trail is not a direct route to the station, so adding elements of interest may encourage pedestrian 

activity and more residents to travel to the station via walking or biking.  

Recommendation: Improve the Wyco Trail with lighting and trees.  

Consider working with the Northglenn Arts and Humanities Foundation to This could be done as art that 

leads pedestrians and cyclist to the station.  
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great places, 
great spaces: 
introduction 
The purpose of this document is to provide the City of Northglenn with 

guidelines and recommendations related to the design of the “urban realm” 

around the 112
th

 Avenue Station area.  Although many of the opportunities 

identified in this document are for the immediate RTD station area located 

within Northglenn’s jurisdiction, these guidelines can also be considered by 

the City of Thornton where appropriate and feasible within the station area.  

The “urban realm” can be defined as exterior places, connections, and 

buildings in and around the station that are accessible – both physically and 

visually – to the public.  Urban realm elements can include streets, 

sidewalks, pedestrian and bicycle paths, bridges, plazas, transportation 

facilities, natural features, parks and open space, building accesses, and 

even view corridors.   This document is a supplement to the 112
th

 Avenue 

Station Area Master Plan, which established conceptual plans for the 

redevelopment of the station area. 

This document contains suggestions and examples for good design for both 

the proposed RTD commuter rail station at 112
th

 Avenue as well as the 

larger public domain surrounding the station.  However, not all of these 

suggestions will be appropriate for both Cities and, therefore, any given 

“opportunity” suggested in this document will need to be further analyzed 

for feasibility by each City and considered within the context of each City’s 

plans, policies, and regulations.  The station will be a regional hub designed 

to provide convenient and safe transit connections and to help make transit 

a vital and visible presence in the 112
th

 Avenue area.     

In addition, the guidelines apply to the Transit-Oriented Development (TOD) 

planned for the area around the station.  The overall aim of this urban realm 

plan is to help make the 112
th

 Avenue Station area a “Transit Oriented 

Community” – a place that allows people to drive less and walk, cycle, and 

use transit more if they so choose.   

 

introduction     
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key design 
principles 
The aim of these urban realm guidelines is to help establish good urban 

realm design principles for both proposed transit facilities and transit-

oriented development (TOD) around the 112
th

 Avenue Station.  TOD and 

good urban realm design should result in the creation of authentic and 

complete neighborhoods.  Those neighborhoods should include a variety of 

‘value added’ amenities for local residents and employees, including stores, 

parks, schools, landscaping, and engaging urban design and streetscapes.   

TOD should include a focal point, such as a village center or other activity 

center, along with residential neighborhoods.  Those elements are vital to 

help create a signature ‘place’ that has long-lasting value, reflects local 

character, and provides a high level of activity throughout the day.  In well-

designed projects, higher densities are successfully integrated into the 

context of an activity center by ensuring good design.  Successful TOD and 

related urban realm design preserve and build on an area’s strengths while 

positioning it for a vital future.   

A starting point in the development of urban realm design guidelines is a 

review of key design principles for TODs and related development.  These 

principles provide a broad background for the development of more specific 

urban realm design principles that apply to the Northglenn at 112
th

 Station 

area.   

 

Key Urban Realm and TOD Design Principles 

A Mix of Uses 

New TOD and new infill redevelopment should support a goal of higher-

density mixed use and incorporate the types of uses that people want and 

need, including housing, retail (with an emphasis on locally owned 

businesses), restaurants, civic uses, offices, entertainment, and other 

amenities such as community facilities, hotels, and educational facilities 

where appropriate.  A diverse mix of uses helps ensure activity beyond 

normal or traditional business hours. 

 

key design principles 
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Compact form 

Essential land uses and projects should be established within a quarter-mile 

radius of the development core (usually a transit center), promoting a 

compact, walkable village.  For good interconnectedness and variety, the 

blocks composing the village should be no more than a five-minute walk 

around their perimeters (about 1,320 feet).  The increased density is an 

efficient use of land and infrastructure, and provides a more social 

environment while supporting local businesses. 

 

Pedestrian and Bicycle Orientation 

New communities should be walkable and bikable, with safe connections 

both within the community and to surrounding areas.   Generally, the 

pedestrian walking focus should be between ¼ and ½ mile from the core of 

the development – usually a transit station or connection.  The walking and 

biking experience should be designed for enjoyment, health, and safety.  

Block size and layout, sidewalk and crosswalk design, shade, weather 

protection, wayfinding, amenities, and public spaces should be conceived 

and designed to make walking or biking safe, comfortable, efficient, and 

pleasurable to the degree that patrons happily ‘park once’ and enjoy 

walking to multiple destinations within an activity center. 

 

Manage Parking and Access 

Parking should be on-street and/or at the center of blocks, using liner 

buildings to mask the lots or structures.  When it is not possible to mask 

surface lot parking, lots should be behind or to the side of buildings to 

minimize disruption of the street wall.  There also should be ease of access 

from nearby major roadways, efficient use of spaces, and where needed, 

parking management programs to minimize negative impacts on nearby 

neighborhoods.  There should also be a focus, where possible, on shared 

parking to allow transit users parking where needed during peak commuting 

times but freeing up those spaces in non-peak hours for use by others. 

 

Public Spaces 

TOD and its urban realm should establish a primary public space to serve as 

the symbolic heart of the project.  It should be augmented with a diverse 

offering of secondary public spaces – small greens, plazas, pocket parks, and 

pedestrian ways that are linked by walkable streets and furnished with 

amenities that support and encourage activity in the public realm. 

 

key design principles     
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Great Streets 

Street design should reflect a dual concept of the street as both a vehicular 

thoroughfare and civic space.  Attributes such as design speed, travel 

direction (one-way or two-way), lane widths, corner radii, on-street 

parking, sidewalks, pedestrian crossings, streets trees, and amenities 

should be conceived in a comprehensive fashion to achieve a balance of the 

needs of drivers, transit users, bicyclists, and pedestrians, and to offer real 

choice of mobility options. 

 

“Third Places”  

TOD and its urban realm should encourage the establishment of ‘third 

places’ distinct from home and work – coffee shops, internet cafes, alfresco 

dining areas, pubs, bookstores and the like – that foster a culture of informal 

gathering, socializing, conversing, and the exchange of ideas.  The best third 

places are adjacent to sidewalks and public spaces; each benefits greatly 

through association with the other. 

 

Focus on Good Design 

Great places engage both the senses and intellect with diverse and detailed 

architectural facades, preservation of key views, engaging signage, attractive 

furnishings, colorful plantings, sidewalk commerce, public art, and many 

other points of detail.  The city’s regulatory framework should be flexible 

enough to allow the unfolding of a diverse and stimulus-rich environment 

over time. 

 

  

key design principles 
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Be Successful Without Transit 

Transit improvements can help focus and accelerate development, but 

overall a new development should be able to succeed - `pencil out` for 

developers – on its own.  The principles for development with or without 

transit are the same: it must fulfill a market need; it must have good 

regional access; it must be well-designed and constructed; and it must be 

pedestrian-oriented and bike-friendly. 

 

Key Categories of Guidelines 

With those principles in mind, these urban realm guidelines are focused 

around three key categories or factors around which all design guidelines 

are organized: 

 Community, focused on the people who live, work, and move in and 

through the station area, with the aim of providing good placemaking 

and maximum convenience and usability.   

 Mobility, aimed at ensuring maximum connectivity within the station 

area and to and from the surrounding neighborhoods and that make it 

easy and comfortable to get around on foot, by bicycle, or on transit.  

Multi-modal activities are efficiently designed and operated for the 

benefit of both passengers and the transportation provider by ensuring 

reliable travel times and operating efficiencies.  Good urban realm 

design should provide a multi-modal transportation network that is 

seamless, efficient, convenient for users, and cost-effective for users and 

providers. 

 Sustainability, focused on environmental, social, and financial 

sustainability of transit investments and the surrounding station area 

and related development both short-term and long-term.  

Environmentally responsible design helps contribute to the long-term 

health and well-being of transit users and those who live and work in the 

station area.  In addition, good urban realm design provides good value 

for public and private funds.  Fiscally responsible design considers both 

short-term and long-term operations and maintenance, integrates 

opportunities for revenue generation, and helps realize broader social, 

economic, and environmental benefits without compromising efficiency, 

convenience, or the user’s experience. 

 

key design principles 
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community 
Community aspects of urban realm design focus on the people who live, 

work , and move in and through the station area, with the aim of providing 

good placemaking and maximum convenience and usability.  Transit and its 

surrounding urban realm are vital civic resources and focal points for 

community activity.  When well designed, transit’s urban realm can help 

create ‘great places’ with a strong sense of place and identity, attractive 

public spaces that encourage their use, and a mix of activities by a wide 

variety of people.  In addition, the urban realm around transit exists for its 

users, so its design should prioritize user needs by providing safe, secure, 

and accessible spaces and places. 

Guidelines for community are organized under two broad design strategies: 

placemaking and usability. 

 

 

 

 

 

 

community 
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placemaking 

make it a community asset 
The planning and design of the transit-related urban realm require the 

consideration of issues beyond the transit facility and development itself.  

The urban realm is a community asset only if it reflects community needs in 

a way that maximizes its use and value. 

INVOLVE THE COMMUNITY 

 Engage with local communities and stakeholders at the beginning of a 

development project to ensure alignment of goals, interests and 

opportunities. 

 Establish the requirements for the transit-related urban realm to be in 

accord with the social, physical, economic, and functional interests of 

the community while also meeting the needs of the development 

community and the transit investment. 

 Plan the urban realm in collaboration with local stakeholders to ensure 

amenities and activities appropriate to the neighborhood context and 

the role of the area in the wider community. 

 Identify opportunities for collaborating with local schools, arts 

organizations, and other private and public groups to create and 

maintain public art in the urban realm and promote arts activity 

through shuttles or other forms of access. 

 Identify opportunities for partnerships with local community 

organizations to sponsor and maintain shared public amenities or 

spaces. 

 

 

 

 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Use the stakeholder database 

developed as part of the 112
TH

 

Avenue Station Area Master Plan 

as a starting point for an ongoing 

stakeholder involvement 

program.   

 Work with local businesses and 

interest groups to form working 

groups to focus on specific design 

areas of interest. 

 Partner with local public school 

districts to develop a student-

focused program to participate in 

the review and discussion of 

design elements in the station 

area.   This will help educate local 

youths on the station area and its 

related transit potential.  

community    placemaking 



 

NORTHGLENN AT 112TH STATION TOD PUBLIC SPACE DESIGN GUIDELINES        9 

 

create people-oriented places 
The transit-related urban realm should be incorporated into the local 

context in a way that respects and enhances the existing character of the 

community, with open spaces, streetscaping, and landscaping integrated as 

part of the entire urban realm to create attractive environments with clear 

identities and structures. 

CREATE GREAT PUBLIC SPACES 

 Locate important public spaces along key pedestrian, bicycle, and 

transit routes. 

 Incorporate the heritage and cultural diversity of the local community 

(including public art) in all aspects of urban realm design to help create 

a positive identity for both transit and the surrounding area and to help 

foster community pride. 

 Provide for an integrated mix of ancillary activities both within the 

transit facility and throughout the transit-related urban realm to meet 

the needs and desires of the community, such as farmers’ markets, 

music performances, and temporary art installations to animate public 

spaces on evenings and weekends. 

 Frame public spaces and pedestrian access routes with active uses and 

frontages, including windows, storefronts, and residential entrances, to 

support activities and hours of use that are compatible and 

complementary to those of the transit facility and the surrounding 

urban realm. 

 Provide safe and comfortable seating areas, incorporating weather 

protection. 

 Provide pedestrian-scale lighting throughout the urban realm to extend 

the active use of public spaces. 

 Incorporate safety features or special lighting where appropriate to 

enhance security and a sense of place. 

 Locate parking lot and garage entrances away from pedestrian routes 

where possible to promote safety, and minimize parking entry widths to 

promote traffic calming. 

 Provide appropriate security cameras and other security measures and 

integrate them into the overall design. 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with local business and 

interest groups to sponsor special 

events in the station area to 

increase visibility.   

 Support the creation of a special 

committee of local interest group 

representatives that can develop 

programs and events in the 

station area. 

community    placemaking 
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PROVIDE DISTINCTIVE ARCHITECTURE 

 Design transit facilities and the transit-related urban realm to foster a 

distinctive identity while respecting the local context. 

 Consider modern, innovative design that complements local 

architectural styles through scale, massing, siting, and color, rather than 

replicating existing building forms. 

 

 
 
 
 
 
 
 
 
 
 
 
 
  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Develop a community 

placemaking committee as a 

sounding board for architectural 

styles in the station area within 

the jurisdiction(s) where the 

committee is formed. 

 Work with RTD to incorporate 

context-sensitive design features 

into the commuter rail station 

that integrate local design 

themes while providing a unique 

transit-focused identity for the 

center. 

community    placemaking 
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INCORPORATE PUBLIC ART 

 Consider public art opportunities at the beginning of a project to ensure 

integration and a sense of participation by the local arts community. 

 Engage with local community and cultural groups to identify public art 

opportunities. 

 Pursue a number of major art commissions of high quality, innovation, 

and creativity. 

 Use a transparent and fair artist selection process. 

 Provide a balance of opportunities for temporary and permanent art 

installations appropriate to the location, context, and scale of each 

area. 

 Integrate art into the design of the transit facility itself to complement 

the design and attractiveness of the facility.  

 Use art as part of a transit facility and urban realm wayfinding system. 

 Specify appropriate types and materials for public art projects so that 

they are durable, safe, attractive, and consistent with maintenance 

requirements and costs. 

 Provide good information about art installations to the public through 

effective signage or other informational media. 

 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Establish a community arts 

working group in Thornton, and 

work with the Northglenn Arts 

and Humanities Foundation to 

review the potential for art 

integration into the station area. 

 Establish a community 

placemaking committee to 

establish an arts competition 

process for the area. 

 Work with developers as they 

begin redevelopment to ensure 

integration of art into the urban 

realm. 

 Consider amending local zoning 

codes to require art integration in 

all new developments. 

 Work with RTD to integrate art 

into the regional transportation 

center design. 

community     placemaking 
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CREATE HUMAN SCALE DESIGN 

 Design public spaces to ensure that they fit the people and the 

functions they will serve. 

 Include amenities throughout public spaces, such as benches, low walls, 

bicycle racks, and landscaping to meet user needs and create enclosures 

and pathways. 

 Include a variety of retail elements such as cafes, kiosks, food carts, and 

market stalls to ensure a range of activities and use throughout the day. 

 Use a variety of surface materials and textures to break up larger spaces 

and provide designated activity zones. 

 Place moderately sized buildings at the street edge, with taller buildings 

behind or set back to enable higher-density development that 

maintains a human scale frontage for pedestrians. 

 

 

 

 

 

 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with the local bicycle 

advocacy community to ensure 

good design and access of bicycle 

facilities in the public realm. 

 Ensure local regulations and 

policies allow food carts, kiosks, 

and other mobile retail outlets 

for use at or near the station and 

station area. 

community    placemaking 



 

NORTHGLENN AT 112TH STATION TOD PUBLIC SPACE DESIGN GUIDELINES        13 

 

create seamless integration 
The transit-related urban realm should be integrated into its surroundings 

and serve its users’ everyday needs.  A context sensitive urban realm will 

deliberately shape and animate the local development area and its transit 

facilities. 

INTEGRATE WITH CONTEXT 

 Design the urban realm and its related transit facilities to respect the 

local context, respond to community objectives, and be appropriate to 

the character and topography of the site. 

 Consider issues of layout, scale, proportion and massing, natural 

features, and hard and soft landscaping. 

 Design amenities and spaces to be fully integrated with the surrounding 

development and buildings and to be adaptable, comfortable, 

universally accessible, and safe and easy to use. 

 Orient buildings and maintain sightlines to key local landmarks or 

natural features to help in passenger orientation and wayfinding. 

 Integrate public spaces and activities into existing circulation routes, 

open space, and natural and ecological features. 

 Coordinate the use of materials and surfaces to be consistent, where 

appropriate, with those of their context. 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Orient buildings and public 

spaces to take advantage of 

desirable sightlines and features, 

such as local drainage ways and 

the mountains. 

community    placemaking 
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CREATE AN INTERCONNECTED STREET NETWORK 

 Prioritize and balance access by mode, giving top priority to pedestrians 

and cyclists. 

 Design access for pedestrians with high-quality sidewalks, direct 

connections, and sightlines to the transit facility and key public spaces. 

 Prioritize pedestrian movements in and around transit facilities and 

public spaces by providing continuity between buildings and adjacent 

sidewalks and by incorporating traffic-calming measures such as 

widening pedestrian ‘bulges’ at intersections. 

 Design access for cyclists with direct connections to surrounding bicycle 

routes and convenient location of bicycle parking, both near the transit 

facility and throughout the development. 

 Design service and delivery access for facilities to be consistent with 

adjacent developments, including deliveries to transit facilities and 

adjacent retailers and offices. 

 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Consider street classifications to 

promote more pedestrian-

friendly roadways in the station 

area. 

 Work with the local bicycle 

advocacy community and with 

other governments such as 

Adams County to optimize 

connections to local and regional 

bicycle facilities. 

 Establish a task force of local 

businesses to discuss service 

delivery requirements and, if 

needed, develop new standards 

for the station area. 

 Coordinate with local fire and 

police departments to 

accommodate emergency access 

while still promoting pedestrian-

friendly street design. 

community    placemaking 
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INCORPORATE A MIX OF PEDESTRIAN-FRIENDLY LAND USES 

 Identify building types, forms, and densities that accommodate a range 

of transit-supportive uses and activities, including residential, 

commercial, office, and ground-level retail shops and services that 

support surrounding neighborhood needs. 

 Design transit facility building or landmark height (if appropriate) to 

increase transit visibility from the surrounding neighborhoods and 

major roadways to mark the location as a focus of activity. 

 Design the transit facility and its surrounding public realm to provide a 

high level of pedestrian comfort on all adjacent streets, considering 

sidewalk capacity, frontage definition, furnishings, and sidewalk edge 

zones, as well as buffers from vehicle traffic through the use of on-

street parking or a continuous landscaping strip. 

 Provide for high-quality landscaping throughout the transit facility and 

adjacent urban realm, including lighting and weather protection 

throughout, and integrating transit and street infrastructure where 

possible and appropriate to minimize clutter. 

 

 

 

 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Consider amending zoning, if 

necessary, to accommodate taller 

buildings where appropriate in 

new development around the 

station. 

 Work with RTD to ensure 

incorporation of a signature 

“landmark” design element or 

structure in the regional 

transportation center to 

maximize transit visibility in the 

area. 

 Review and, if needed, consider 

amending and strengthening 

landscaping requirements for 

new development. 

community    placemaking 
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CREATE APPROPRIATE BUILDING FORM AND ORIENTATION 

 Use building setbacks to define a comfortable public realm. 

 Place moderately sized buildings at the street edge, with taller buildings 

behind or set back to enable higher-density development that 

maintains a human scale frontage for pedestrians. 

 Design buildings with setbacks, articulation, and materials to minimize 

massing and break down the scale of buildings to a pedestrian level 

while providing visual interest from the street. 

 Orient buildings toward the street and maintain sightlines toward local 

landmarks and public spaces to reinforce identity and help with 

wayfinding. 

 Place off-street parking out of sight from the street or wrapped in 

appropriate active uses. 

 Encourage mixed-use with commercial space on the ground floor with 

residential above to support pedestrian activity and create a lively 

streetscape. 

 Encourage windows and transparency in storefronts to create visual 

interest for pedestrians. 

 Create frequent entry points to buildings so that pedestrians have 

numerous opportunities to enter and exit. 

 Minimize curb cuts and parking garage portals, and locate parking 

entrances to the rear or sides of buildings. 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Periodically review and, if 

appropriate, modify or update 

local zoning ordinances to 

accommodate new development 

trends and standards. 

 Work with developers to 

optimize TOD street layout to 

maximize connectivity between 

developments and the RTD 

station. 

community    placemaking 
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other strategies to increase 

density 
Building height, mass, and form are not the only ways to increase density.  

Other strategies for increasing density involve the more efficient use of land 

near transit facilities.  

USE LAND EFFICIENTLY 

 Design road widths only as needed to meet vehicle and transit 

circulation needs and instead leave as much developable land – and 

land devoted to pedestrian and bicycle facilities – as possible. 

 Use parking management and other Transportation Demand 

Management (TDM) measures to reduce auto demand, thereby 

reducing the need for wide road cross-sections. 

 Promote shared parking for joint residential-commercial use to reduce 

the land needed for parking facilities. 

 Manage off-street parking efficiently to provide additional land and 

floor space for a good land use mix. 

 Focus smaller housing units near transit facilities or frequent transit 

routes to encourage higher densities and increase housing affordability 

near transit. 

 Focus affordable housing development near transit facilities and 

frequent transit routes to increase both mobility for those residents and 

overall transit ridership. 

 Explore joint development opportunities in parking lots or other transit 

investments to increase density near transit facilities. 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Consider development of a 

comprehensive parking 

management policy and program 

in Northglenn and apply the 

recommended parking strategies 

of Thornton’s Parking 

Management Study to the 

Thornton portion of the station 

area. 

 Work with local fire and police 

departments to ensure 

emergency vehicle access while 

maintaining pedestrian-friendly 

roadway design. 

 Work with RTD to explore, if 

appropriate, joint development 

opportunities at the regional 

transportation center. 

 Work with local affordable 

housing agencies to integrate 

affordable housing into the 

station area redevelopment at 

appropriate levels.   

community    placemaking 
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FIND OPPORTUNITY SITES 

 Explore land banking or early purchase or acquisition of available 

parcels near transit facilities to prevent speculative price escalation and 

allow resale at cost to developers. 

 Identify vacant and underutilized parcels near transit facilities or along 

frequent transit routes that are appropriate for development and work 

with the developer community to preserve them for future high-density 

development. 

 Identify and acquire existing surface parking lots near transit facilities or 

along high-frequency transit routes that could be redeveloped, reducing 

parking supply and promoting more transit use.  

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with RTD, DRCOG, non-

profits, and the development 

community to develop 

partnerships for land banking or 

other advanced land acquisition 

programs. 

 Identify vacant or underutilized 

parcels that could be marketed to 

developers. 

community    placemaking 
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create appropriate densities 

and land use mixes 
CREATE DENSITY THAT  SUPPORTS COMMUNITY CHARACTER AND 

PROMOTES COMMUNITY VALUES 

As new development occurs near transit facilities, it should be well 

integrated into the existing character of the community and meet key 

community needs. 

 Design buildings to be compatible with existing structures and 

architectural and historical themes. 

 Prioritize the highest density close to the transit facility or high-

frequency transit corridors. 

 Locate housing and other services for seniors and persons with 

disabilities as close to transit facilities as possible. 

 Utilize a mix of land uses to reflect the character of the area while also 

encouraging uses that support two-way transit demand. 

 Promote density near transit facilities and high-frequency transit 

corridors that is focused on family needs, including larger units in multi-

family housing and mixed-use development that includes child-care 

facilities, parks and open space, and schools. 

 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Establish a community 

placemaking committee to 

develop and periodically review 

design elements for the station 

area within the jurisdiction(s) 

where the committee is formed. 

 Work with local affordable 

housing agencies to locate 

housing for seniors and persons 

with disabilities near the station 

and near other key elements of 

the urban realm. 

community    placemaking 
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ENCOURAGE AN APPROPRIATE LAND USE MIX ADJACENT TO 

TRANSIT 

Providing essential retail and other community services near transit facilities 

or along high-frequency transit corridors can promote local business 

opportunities and can help create a lively street environment and a safe and 

secure public realm. 

 Encourage the development of retail and other service uses close to 

transit facilities and corridors to ensure that the daily needs of life for 

transit users are met. 

 Encourage active uses such as restaurants and retail on the ground floor 

facing the street to promote a safe and lively environment for transit 

users. 

 Encourage a diverse mix of land uses that are active at different times 

of day to encourage a vibrant pedestrian environment and to maintain 

informal surveillance and security at all hours. 

 Encourage the location of grocery stores – large or small – near transit 

facilities or near major transit corridors or nodes to promote combined 

transit-shopping trips and walkability. 

 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Ensure local codes and 

regulations allow for expanded 

streetside dining at restaurants 

(such as ‘community patios’ in 

parking spaces). 

 Consider marketing the station 

area for a new small-footprint 

grocery store to provide local 

amenities for current and future 

residents and workers and to 

further increase visibility of the 

station area. 

 

community    placemaking 
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CREATE COMPLETE NEIGHBORHOODS BY ENCOURAGING A MIX OF 

USES NEAR TRANSIT  

Throughout the TOD influence area (roughly ¼ to ½ mile from the transit 

facility), encouraging a diverse mix of land uses – including residential, 

commercial, recreational, and civic – can help create complete 

neighborhoods where all activities – home, work, shopping, recreation, and 

transit – are within walking distance.  This focus helps increase transit 

ridership and reduce vehicle miles traveled and related greenhouse gases. 

 Encourage a good mix of housing and employment types in transit 

neighborhoods to reduce or eliminate commuting for local residents. 

 Encourage a mix of retail and commercial uses to allow residents, local 

employees, and visitors to have access to services within walking 

distance of transit. 

 Encourage higher density office uses as close to transit facilities or high-

frequency transit corridors as possible to increase transit ridership. 

 Locate schools (including community colleges and universities) as close 

to transit facilities or high-frequency transit corridors as possible to 

provide convenient access for students. 

 Invest in a high-quality urban realm and public spaces within walking 

distance of transit to provide access to open and green space and 

recreational opportunities for residents, employees, and visitors. 

 Orient ground-floor uses toward transit facilities or high-frequency 

transit corridors to reduce walking distances between transit and those 

uses. 

 Discourage lower-density and/or auto-oriented uses (including gas 

stations, warehouses, storage facilities, auto repair shops, and drive-

through facilities) near transit facilities, corridors, or nodes. 

 

 

 

 

 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Focus on office development or 

other employment-based 

development (if feasible and 

supported by market conditions) 

to ensure that the station area is 

a ‘destination’ and not just an 

‘origin.’ 

 Work with the development 

community to attract medium-to-

large-scale employer campus-

type developments such as 

educational institutions or health 

care facilities to the station area 

(if feasible and supported by 

market conditions). 

 Encourage existing businesses in 

the study area to stay where 

appropriate and provide 

opportunities to integrate them 

into the new developments. 

community    placemaking 
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PROVIDE A MIX OF USES ALONG TRANSIT CORRIDORS TO REDUCE 

PEAK HOUR CONGESTION AND SPREAD TRAVEL DEMAND 

A diversity of land use mixes in high-frequency transit corridors can help 

balance the timing and directionality of transit demand, allowing more 

effective utilization of transit capacity and operations.   

 Encourage a good mix of residential and employment uses at various 

points along a corridor (focused primarily on key transit stops) to 

encourage bi-directional travel demand, especially during peak periods. 

 Encourage a mix of land uses including retail, entertainment, and visitor 

attractions at multiple locations along transit corridors to serve and 

encourage mid-day and weekend transit usage. 

 Locate major trip generating activities (such as shopping centers) at 

either end of frequent transit corridors to act as anchors and promote 

transit ridership throughout the day. 

 

 
  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with the local development 

community to find opportunities 

for locating visitor attractions 

near major nodes and travel 

corridors. 

community    placemaking 
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PROVIDE A MIX OF HOUSING TO CREATE INCLUSIVE COMMUNITIES 

NEAR TRANSIT FACILITIES AND CORRIDORS 

A mix of housing types near transit facilities and along transit corridors that 

is focused on providing a variety of affordability levels can help promote 

access for the transit-dependent.  An appropriate housing mix also can help 

provide residential development to serve people at all stages of their lives, 

including students, single adults, couples with or without children, and 

seniors aging in place.  Diverse residential populations support good transit 

use and provide activity around transit facilities and along corridors at all 

times of day.   

 Encourage a mix of affordable housing close to transit facilities and 

corridors. 

 Encourage a mix of residential unit sizes and pricing levels to encourage 

a diversity of residents near transit. 

 Encourage a mix of for-sale and rental housing near transit to promote 

diversity. 

 Encourage the placement of affordable and senior housing near transit 

to provide transit access for those residents. 

 Increase the amount of residential development near transit facilities 

and corridors to allow more families and individuals to live near transit 

and lessen the need for a private auto. 

 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with local affordable 

housing agencies to integrate 

affordable housing into the 

station area as close to the 

station as possible. 

 Work with the development 

community to determine the 

proper mix of housing types at 

targeted locations throughout 

the station area. 

community    placemaking 
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usability 

make it easy 
The design of internal and external spaces in the transit-related public realm 

should be legible and intuitive, with direct and convenient routes located 

along natural desire lines.  An integrated and coordinated system of signage, 

user information, lighting, and identity will create easily understood 

environments that prioritize user needs. 

ENCOURAGE EASY MOVEMENT AND CAPACITY 

A transit facility and its related urban realm are dynamic environments, 

involving movement and potential conflicts between all users.  Spaces 

should be logical and optimally designed to minimize conflict now and in the 

future. 

 Establish the capacity, configuration, and sequence of spaces at transit 

facilities and the related urban realm to support predicted user 

movements by all modes. 

 Identify internal and external origins and destinations and levels of 

demand. 

 Provide sufficient space and capacity to avoid bottlenecks and to enable 

pedestrians to move against the predominant flow at peak times. 

 Provide separate passageways or routes for pedestrians if needed to 

accommodate peak loads. 

 Locate and size transit facility fare machines and passenger information 

and waiting areas to minimize conflict for arriving and departing users 

and to provide logical accessibility (for example, provide ticket vending 

and validation machines at multiple key entrance locations). 

 Locate transit access locations (including neighborhood bus stops) to 

prevent conflicts with other pedestrians and bicyclists by avoiding 

insufficient waiting or queuing space or restricted sightlines. 

 Locate bicycle parking, kiss-and-ride, and other mode access points 

(such as taxi stalls) on desire lines as close as possible to transit 

passenger facility entrances, but not in locations that obstruct 

pedestrian movements. 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Establish a community 

placemaking committee or other 

appropriate body to conduct a 

high-level analysis of user 

movement throughout the 

station area as it develops, 

identifying key pedestrian travel 

patterns and potential conflicts. 

 Work with RTD to maximize user 

convenience throughout the 

design of the station. 

 Work with the local bicycle 

advocacy community to optimize 

bicycle flow and access 

throughout the station area. 

community    usability 
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 Provide convenient and clearly marked paths between bicycle parking 

and bicycle access points at the perimeter of transit facilities or public 

spaces. 

 

CREATE LEGIBLE AND INTUITIVE SPACES 

Legible spaces are those where navigation and movement are intuitive, 

allowing users to orient themselves and reach their destinations without the 

need for excessive directional signage.  Legible spaces help to make 

movement easy and reduce anxiety in users caused by uncertainty in 

complex or unfamiliar environments. 

 Orient primary entrances and exits of facilities or public spaces towards 

intermodal connections. 

 Minimize visual obstructions to provide easy access and movement 

through the physical layout of transit facilities and public spaces and 

their surrounding streets and pathways. 

 Optimize sightlines within transit facilities and public spaces of their 

surrounding context, especially at intermodal connection areas, through 

good architectural design and maximum use of transparent materials. 

 Identify opportunities to integrate transit and urban realm 

infrastructure to coordinate street furnishings, assisting in legibility and 

security while enhancing the sense of place and minimizing clutter. 

 Adopt a consistent and integrated palette of colors, materials, and 

surface treatments to create coherence within the transit facility and 

public spaces in the urban realm and to foster a distinctive sense of 

identity. 

 Design transit facility and public space elements (such as canopies and 

entrances) to integrate vegetation and landscaping to define legible and 

memorable spaces within and around the facility or space. 

 Establish clearly defined edges and transitions within and around transit 

facilities and public spaces through the use of distinct materials, 

finishes, and landscape elements. 

 

 

 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with RTD to integrate user 

furnishing designs with that of 

the surrounding urban realm. 

 Work with RTD to maximize 

public space elements in the 

design of the station. 

community    usability 
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DEVELOP LEGIBLE AND CONSISTENT WAYFINDING AND USER 

INFORMATION 

Wayfinding is more than merely signage.  It is a system of information 

elements that support movement at all stages of a journey.  Effective 

wayfinding information will help users to have a positive, stress-free 

experience.  Successful wayfinding strategies integrate and utilize signage, 

spatial planning, lighting, structural elements, and surface finishes alongside 

other building elements to create a coherent whole, thereby communicating 

clear and consistent messages and directions throughout the urban realm. 

 Closely integrate wayfinding and user information needs with transit 

facility and urban realm design during the earliest stages of 

development 

 Consider the requirement for the preparation of Wayfinding Plans as 

part of any development review process.  Those plans should identify a 

movement strategy (showing how information is disclosed through 

various zones of a transit facility or public space), a signage typology, 

and a location plan. 

 Integrate design and placement of wayfinding with lighting design and 

placement and surface material selection. 

 Effectively use both static and real-time wayfinding and signage as 

appropriate. 

 Consider the establishment of a community working group to examine 

wayfinding and signage needs and to ensure effective and convenient 

connections to surrounding neighborhoods and recreational facilities. 

 

  

Key wayfinding principles: 

 Provide seamless information 

 Understand complex trips and trip 

combinations 

 Be predictable 

 Name the places 

 Utilize consistent terminology 

 Progressively disclose information 

 Don’t make the user think too 

much 

 Provide just the right amount of 

information 

 Ensure accuracy of information 

 Help users to learn 

 Use an appropriate tone of 

language 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Establish a community 

placemaking committee or other 

appropriate body to develop 

wayfinding standards for the 

station and its adjacent public 

realm within the jurisdiction(s) 

where the committee is formed. 

 Conduct a ‘best practices’ 

analysis of wayfinding programs 

used in other cities. 

 Modify local ordinances as 

needed to enhance wayfinding 

requirements. 

community    usability 
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make it universally accessible 
The transit-related urban realm should be designed to provide convenient 

mobility and to minimize inconvenience and discrimination for all users, 

including those with reduced mobility.  Universal accessibility allows all 

people – including the elderly, the visually or mobility impaired, people with 

strollers or young children, or those with heavy or bulk luggage, shopping 

carts, or bicycles - to enjoy convenient and barrier-free access to public 

transit and public spaces.   Obviously, Americans with Disability Act (ADA) 

requirements must be followed, but additional measures can be taken to 

improve accessibility. 

PROVIDE PHYSICAL ACCESSIBILITY 

 Design transit facilities and public spaces with the minimum number of 

levels possible; where grade change is unavoidable, provide escalators, 

elevators, or ramps as appropriate. 

 Provide step-free and obstacle-free access to transit and other 

intermodal vehicles. 

 Provide effective wayfinding to clearly distinguish step-free routes from 

the main pedestrian flow. 

 Provide dropped curbs and tactile surfacing at all street or guideway 

crossings, consistent with municipal street design standards. 

 

 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with RTD to ensure that 

consideration of the needs of 

persons with disabilities are taken 

into account at all stages of design, 

including integration with the 

adjacent public realm. 

 Work with developers to ensure 

maximum consideration of design 

standards for persons with 

disabilities throughout the urban 

realm. 

 Periodically review local standards 

and policies from a strategic 

viewpoint to ensure maximum 

consideration and implementation 

of design standards for universal 

access. 

community    usability 
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PROVIDE ACCESSIBLE INFORMATION 

 Provide real-time transit user or public space user information on both 

audio and visual formats. 

 Provide customer help telephones throughout the transit facility and 

public space with clear and legible signage. 

 Use large fonts and high-contrast colors on signage and wayfinding. 

 Develop signage and wayfinding that considers appropriate cultural and 

language differences, and cognitive, visual, and mobility impairments. 

 Use symbols, color coding, and other elements of non-language-based 

intuitive design where possible. 

 

 

 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Establish a community 

placemaking committee or other 

appropriate body to develop 

wayfinding standards for the 

station and its adjacent public 

realm within the jurisdiction(s) 

where the committee is formed, 

with a major focus on maximizing 

universal access. 

 Modify local policies or standards 

as appropriate to maximize 

universal access design and 

related wayfinding. 

community    usability 
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make it safe and secure 
DESIGN A SAFE ENVIRONMENT 

 Design roadways and pathways to minimize conflicts and crossing flows 

between and among pedestrians and transit vehicles, autos, and 

bicycles. 

 Carefully locate all street furniture and other amenities and 

infrastructure – including temporary signs, public art, retail kiosks, and 

newspaper vending machines – to minimize obstruction and maximize 

the use of available space. 

 Use anti-slip textures in pedestrian pathways consistent with local 

design standards. 

 Use high-contrast finishes to identify hazards such as ramps, platform 

edges, and changes of grade. 

 Design for low speed limits for vehicles in areas where the potential for 

conflicts with pedestrians and bicyclists are highest. 

 Design spaces to enable safe pedestrian and bicyclist movement 

without the need for barriers or fences. 

 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Develop a strategic mobility and 

access plan to coordinate roadway 

design around the station and 

throughout the station area to 

promote maximum pedestrian 

access and safety. 

 Establish a community 

placemaking committee or other 

local entity to periodically review 

roadway design standards within 

the jurisdiction(s) where the 

committee is formed to maximize 

user safety throughout the urban 

realm. 

community    usability 
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DESIGN A SECURE ENVIRONMENT 

Good transit facilities and public spaces can help deter crime through the 

increase of activity – more people means more ‘eyes on the street.’   

 Coordinate with local law enforcement personnel to develop and 

review effective secure design principles. 

 Maximize visibility and views to and from passenger facilities and other 

public spaces and their surroundings. 

 Design high-quality streetscapes with wide sidewalks adjacent to transit 

facilities and public spaces to encourage active use. 

 Orient doors and windows of surrounding buildings towards transit 

facilities and public spaces to encourage natural surveillance. 

 Avoid locating transit facilities and public spaces to the rear of 

surrounding developments so that transit users do not feel isolated 

from the rest of the local community. 

 Use transparent materials where possible and avoid designing blind 

corners, recesses, and other places where people are unobserved. 

 Locate staff facilities, information kiosks, ticket machines, and other key 

public access points in high visibility areas. 

 Design and locate elevator lobbies, stairway or ramp landings, and 

passenger and user waiting areas in central, high visibility locations to 

enable natural surveillance. 

 Cleary identify Designated Waiting Areas, emergency telephones, and 

other help points. 

 Provide uniform lighting that eliminates dark areas, with entrances well-

lit at all times. 

 Vary staffing of facilities throughout the day to offer the greatest 

amount of coverage. 

 Use visible crime prevention elements such as posting information on 

security cameras and emergency telephones. 

 Consider locating public safety branch offices or facilities within the 

transit facility or public space. 

 Place security cameras to allow clear, uninterrupted views of all public 

areas (internal and external to transit facilities and public spaces). 

 Incorporate security camera location points in the design of the facility 

and public space, both to give the user a feeling of security and also to 

avoid obstructing sightlines to user information and signage. 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Establish a community 

placemaking committee or other 

appropriate local body to 

periodically review design 

standards within the 

jurisdiction(s) where the 

committee is formed to ensure 

maximum public-safety-focused 

design. 

 Work with RTD to develop a 

strategic approach to public 

safety within and around the 

station. 

 Work with local police 

departments to consider 

placement of a police facility 

within the development area if 

appropriate and to ensure 

appropriate patrolling of the 

neighborhoods around the 

station. 

community    usability 
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PROVIDE HIGH-QUALITY LIGHTING 

Lighting plays a key role in creating safe and pleasant environments for 

users of transit facilities and public spaces.  Lighting that is appropriate to 

location and function will result in increased safety, legibility, accessibility, 

ambience, and overall public satisfaction.  Carefully planned lighting will 

make orientation intuitive and the urban realm easy to use and navigate. 

 Develop a coordinated lighting strategy early in the design process. 

 Maintain lighting consistency throughout transit facilities and public 

spaces to prevent potential dark corners and prevent vandalism. 

 Consider the use of motion sensors, automated time controls, 

photocells, and other devices to manage light levels and reduce energy 

consumption and operating costs. 

 Include feature lighting in the transit facility and public spaces to 

enhance the sense of place and add enjoyment to the use of the areas. 

 Develop ‘daylighting’ strategies at the planning and design stage to 

orient windows and buildings, assist with location of windows, and to 

integrate natural light where possible to mazimize energy savings. 

 Design transition zones and other areas with significantly different 

lighting levels and needs to facilitate the use of both natural and electric 

lighting. 

 Use high light-reflective materials to improve brightness and diffusion 

and to minimize light absorption to reduce the amount of lighting and 

energy required. 

 Design building exterior lighting according to its local context, with light 

levels appropriate to the needs of the facility or public space. 

 Establish a lighting strategy to reduce non-essential exterior lighting 

after hours to reduce energy consumption and costs. 

 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Establish a local placemaking 

committee or other local entity to 

periodically review lighting design 

standards throughout the urban 

realm of the jurisdiction(s) where 

the committee is formed. 

 Work with RTD to coordinate 

design and placement of lighting in 

the station with that of the 

surrounding urban realm. 

community    usability 
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make it comfortable 
DESIGN FOR WEATHER AND SENSORY PROTECTION 

Users of transit facilities and public spaces should feel comfortable in all 

environments, indoors and outdoors.  All-weather protection should be 

combined with appropriate lighting, heating, and ventilation. 

 Design transit facilities and public spaces to ensure that users have the 

opportunity for protection from the full range of weather conditions. 

 Provide as much continuous coverage from the elements as possible for 

transit users connecting between modes and services. 

 Design indoor and outdoor spaces to maximize the thermal comfort of 

users through the integrated use of canopies, overhangs, awnings, and 

landscape elements in all designs. 

 Use passive cooling and heating design strategies to maximize the 

comfort of users. 

 Apply noise reduction techniques to minimize ambient noise, provide 

for comfortable conversations, and allow for transit facility 

announcements. 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Establish a local placemaking 

committee or other appropriate 

local body to develop a strategic 

plan for ensuring weather 

protection elements in urban 

realm design for the 

jurisdiction(s) where the 

committee is formed. 

 Work with RTD to coordinate the 

design of weather protection 

measures in the station with 

those of the surrounding urban 

realm. 

community    usability 
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PROVIDE USER AMENITIES 

Amenities are features that enhance user comfort, convenience, and 

pleasure in the urban realm environment.  Amenities in transit facilities and 

public spaces will encourage activities at all hours, providing informal 

surveillance and security. 

 Incorporate the inclusion of amenities early in the planning and design 

process. 

 Consider public art opportunities and integrate art in the design and 

construction process. 

 Design amenities and related activities and spaces to be sustainable, 

coordinated, and shared between the transit facility and public spaces. 

 Provide for a mix of ancillary activities and features that will animate 

spaces at all hours. 

 Use street trees and landscaping to provide shade, improve air quality, 

alleviate heat island effects, provide natural stormwater management, 

and provide wildlife habitat. 

 Use street trees and landscaping to create a visual buffer between 

roadways and sidewalks and provide a sense of enclosure and comfort 

for pedestrians. 

 Use landscaping to delineate edges and boundaries of uses. 

 Use heat- and drought-tolerant landscaping to reduce landscaping 

costs. 

 Select and locate street trees to minimize sidewalk maintenance and 

root damage. 

 

 

 

 

 

  

Examples of amenities for transit 

facilities and public spaces: 

 Public art 

 Retail, food, and leisure amenities 

(including kiosks or food carts) 

 Clocks 

 Telephones 

 Waste and recycling bins 

 Seating 

 Cash machines 

 Landscaping 

 Information stations and kiosks 

 Lighting 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Establish a community 

placemaking committee or other 

local entity to develop a strategic 

approach to creating standards for 

user amenities in the urban realm 

within the jurisdiction(s) where the 

committee is formed. 

 Work with RTD to coordinate 

design elements of amenities in 

the station with the adjacent urban 

realm. 

community    usability 



 

 

34      NORTHGLENN AT 112TH STATION TOD PUBLIC SPACE DESIGN GUIDELINES 
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mobility 
The transit-related urban realm focuses on the mobility needs of its internal 

users (residents, employees, visitors) and its external users (those who pass 

through the urban realm on their way to other neighborhoods or 

destinations).  It provides maximum opportunity for accessing all 

transportation modes, creates friendly environments for pedestrians and 

bicyclists, provides maximum access to transit, and manages parking.  It also 

works in concert with the transit providers to thoroughly integrate transit 

with all aspects of urban design to provide convenient connections to the 

rest of Northglenn and Thornton and the entire region. 

Mobility guidelines are divided into two categories: circulation and 

efficiency. 

 

 

 

 

 

 

 

mobility 
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circulation 

provide well-connected streets 
A well-designed transit-focused urban realm benefits from a dense, 

understandable, and walkable network of streets, sidewalks, and paths.  

That pattern of relatively small blocks and well-connected streets provides 

direct routes for pedestrians and bicyclists and extends the reach of transit 

and other alternative modes.  A good street network helps close the gap 

between destinations and brings origins and destinations closer to everyday 

activities. 

PROVIDE A FINE-GRAINED STREET NETWORK 

 Design blocks to create a connected street grid that minimizes travel 

distances. 

 Ensure that new internal streets are well-connected to the existing 

street network. 

 Avoid cul-de-sacs or dead ends. 

 Ensure that new streets meet the needs of all users, including bicycles, 

pedestrians, autos, transit vehicles, delivery trucks, and emergency 

vehicles. 

 Provide new multi-use paths to add permeability and access to existing 

streets and long blocks. 

 Consider breaking up large blocks into smaller, more walkable blocks by 

adding alleys or new streets mid-block. 

 Where appropriate, designate a network of arterial streets in new 

developments to connect major destinations and provide direct paths 

of travel for transit, autos, bicycles, and pedestrians. 

 Provide multiple, well-spaced, and well-connected arterial streets to 

avoid concentrating vehicular traffic on only a few main streets. 

 Consider development of a new street hierarchy that prioritizes multi-

modal uses instead of traditional street classifications. 

 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Consider re-evaluation of local 

street hierarchies to ensure the 

ability to implement pedestrian-

friendly roadways in the station 

area. 

 Work with local fire and police 

departments to ensure emergency 

vehicle access while maintaining a 

pedestrian-friendly roadway 

network. 

mobility    circulation 
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PROVIDE DIRECT ACCESS TO TRANSIT FOR BICYCLISTS AND 

PEDESTRIANS 

 Provide direct, safe, well-designed pedestrian and bicycle facilities to 

and from transit facilities. 

 Add new transit stops within new development in the most convenient, 

user-friendly locations possible.  

 Provide the highest residential and employment densities along 

frequent transit routes to minimize transit user access distances. 

 Locate transit passenger facilities and stops at intersecting transit 

routes as close as possible to minimize walking distances for users. 

 Provide safe pedestrian crossings – using traffic controls where needed 

– near transit stops. 

 Work with developers to use building orientation or other architectural 

strategies to integrate transit and bicycle access or stops into building 

design, improve the visibility and legibility of access to transit stops, and 

use distinctive wayfinding and other tools to improve access to transit. 

 Provide bicycle parking facilities at key locations in and around transit 

facilities, and provide for expandability as needed. 

 Locate bicycle parking as close as possible to transit facilities and stops 

and buildings in the urban realm to promote safety and security, 

without obstructing pedestrian flow. 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with the local bicycle 

advocacy community to 

strategically re-evaluate bicycle 

connectivity in the station area. 

 Work with RTD to strategically re-

evaluate transit stops within the 

station area as it redevelops. 

 Work with the development 

community to ensure integration 

of transit and bicycle facilities into 

building design and the design of 

the adjacent urban realm. 

mobility    circulation 
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PROVIDE COMPLETE STREETS 

 Designate a well-connected network of bicycle lanes, paths, and 

connections that provide direct connections to transit and other public 

spaces in the urban realm and that provide convenient and direct 

connections to other regional facilities. 

 On streets with low auto traffic volumes, consider designating bicycle 

priority streets, bicycle boulevards, or neighborhood bicycle greenways.  

 Provide a network of off-street bicycle and pedestrian pathways 

throughout the urban realm.  Where high volumes of both bicycles and 

pedestrians are anticipated, consider providing separate designated 

‘lanes’ for each to increase safety. 

 Where bicycle lanes are on streets, provide separate buffered bicycle 

lanes where appropriate, especially in high-volume traffic areas.  Use 

raised curbs, bollards, landscaping, or planters to designate the bicycle 

lanes.  Ensure sufficient width for either one-way or two-way bicycle 

lanes. 

 Where separate bicycle facilities are not appropriate, use on-road 

markings to designate a bicycle lane or a shared road facility.  If 

separate lanes are provided, use solid-colored pavement to distinguish 

the lanes from auto lanes.  

  If head-in parking is allowed adjacent to bicycle lanes, stripe it for 

angled parking to increase bicycle visibility for autos. 

 Where appropriate, provide ‘bike boxes’ at high volume intersections to 

improve bicycle safety. 

 Where appropriate, provide separate traffic control cycles for bicycles 

at high-volume intersections or crossings. 

 Provide bicycle parking facilities throughout the urban realm, and 

provide for expandability as needed. 

 Consider reducing auto parking ratios in exchange for increases in 

bicycle parking in the urban realm. 

 Where appropriate, expand pedestrian crossing areas by extending 

sidewalks or extending curbs into parking lanes at intersections, transit 

stops, or mid-block crossings to improve pedestrian safety. 

 Where appropriate, use chicanes (alternating mid-block curb 

extensions) on local, low-volume streets to slow traffic. 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Consider re-evaluation of local 

street hierarchies to ensure the 

ability to implement pedestrian-

friendly roadways in the station 

area. 

 Work with local fire and police 

departments to ensure emergency 

vehicle access while maintaining a 

pedestrian-friendly roadway 

network. 

 Work with the local bicycle 

advocacy community to 

periodically undertake a strategic 

re-evaluation of bicycle facilities 

and access throughout the station 

area. 

mobility    circulation 



 

NORTHGLENN AT 112TH STATION TOD PUBLIC SPACE DESIGN GUIDELINES        39 

 

 

 

 Provide closely-spaced pedestrian crossings (including mid-block 

crossings where appropriate) to promote walkability and traffic calming. 

 Provide traffic controls where necessary to allow safe pedestrian and 

bicycle crossings.  

 Consider providing head-start pedestrian signals at intersections with 

high volumes of turning traffic 

 On high-volume streets, consider providing medians and pedestrian 

refuge islands for safety. 

 Add landscaping to medians and refuges where appropriate to improve 

the urban realm while still allowing sightlines for pedestrians. 

 

 

 

  

mobility    circulation 
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parking 
The effective management of parking is one of the best tools available to 

encourage a shift away from single-occupant autos and toward transit, 

bicycling, and walking.  

ON-STREET PARKING 

 Where appropriate, locate on-street parking to help buffer pedestrians 

from traffic and create a more pleasant pedestrian environment.   

 Ensure that on-street parking does not block bicycle, pedestrian, or 

motor vehicle sightlines and that it does not interfere with transit 

operations. 

 Consider ‘re-purposing’ some on-street parking by converting spaces to 

additional space for restaurant/café seating, bicycle parking, 

landscaping, stormwater management, and traffic calming. 

 If possible, utilize off-street commercial loading (on low-volume side 

streets or in alleys) to reduce the demand for curbside commercial 

loading. 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Consider periodic re-evaluation of 

local parking standards to more 

effectively manage parking in the 

development area. 

 Work local interest and business 

groups to strategically examine 

parking management in the 

development area. 

 Apply the findings and 

recommended parking strategies 

of Thornton’s Parking 

Management Study to the portion 

of the station area in Thornton. 

mobility    parking 
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OFF-STREET PARKING 

 Consider reducing or eliminatinhg minimum parking requirements for 

new developments with good transit access. 

 Provide shared parking facilities for uses with different peak demand 

periods. 

 Place off-street parking out of sight from the street or wrapped in 

appropriate active uses.  

 Consider screening at-grade parking lots with landscaping or other 

architectural elements to reduce their visual impact, while also ensuring 

that the screening does not create a safety hazard. 

 Establish maximum driveway widths to minimize impacts on sidewalks, 

slow traffic, and improve pedestrian safety. 

 Orient parking garage access to side streets or alleys to reduce the 

potential for pedestrian-auto conflicts. 

 Break up large areas of surface parking through landscaping and other 

means to promote visual interest and improve the pedestrian 

experience. 

 Break up large areas of surface transit parking into smaller 

decentralized ‘pods’ to provide more visual interest and free up land for 

development near transit. 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with RTD to examine the 

potential for future shared parking 

as parking needs increase. 

 Work with the development 

community to ensure the use of 

best practices for off-street 

parking. 

mobility   parking 
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PARKING MANAGEMENT 

 Consider implementing market-based parking pricing strategies to help 

ensure an appropriate rate of on-street parking vacancies per block. 

 Manage overflow parking at transit facilities and other major 

destinations through parking restrictions and pricing mechanisms. 

 Consider reducing auto parking ratios in exchange for increases in 

bicycle parking in the urban realm. 

 If needed, consider using residential permit parking programs to 

discourage spillover transit parking into adjacent neighborhooods. 

 Use time-limited parking in lower-demand commercial zones to 

encourage parking space turnover. 

 Encourage the establishment of hourly or daily parking rates for paid 

parking lots or structures instead of allowing monthly or annual passes. 

 Consider providing transit passes to local employees to reduce parking 

demand in new development areas. 

 Consider providing incentives to developers including reduced 

development fees or an expedited approval process for proposed 

developments that may include reduced parking or that encourage use 

of TDM measures. 

 Consider requiring developers and property managers to ‘unbundle’ (or 

separate) the cost of parking from residential properties, rental 

housing, and commercial leases to give residents the option to not pay 

for a parking space and encourage the use of transit or other modes. 

 

 

 

 

 

 

 

 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with local business groups to 

develop a coordinated parking 

strategy in conjunction with the 

remainder of the area. 

 Work with developers to 

determine the potential for 

‘unbundling’ parking costs in new 

developments. 

 Apply the findings and 

recommended parking strategies 

of Thornton’s Parking 

Management Study to the portion 

of the station area in Thornton. 

  

mobility    parking 
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TDM 
If designed and implemented well, Transportation Demand Management 

(TDM) measures can encourage the use of transit and alternative modes for 

local employees and residents.  Northglenn and Thornton are both members 

of the Smart Commute Metro North (SCMN) Transportation Management 

Association (TMA) that could establish TDM strategies for the Northglenn at 

112
th

 Station area.  Northglenn and Thornton could utilize SCMN to examine 

many of the following TDM options. 

PROVIDE INFORMATION AND INCENTIVES 

 Encourage employers to provide free transit passes. 

 Consider using parking fees to help fund incentives for using alternative 

modes such as transit passes. 

 Encourage employers to provide prizes and rewards to employees who 

use alternative modes. 

 Work with employers to establish ride-share programs. 

 Encourage developers and employers to provide priority parking and 

reduced parking fees for carpools. 

 Encourage employers to offer flexible work hours, compressed work 

weeks, or telecommuting to reduce single-occupant auto demand in 

new developments. 

 Encourage employers and developers to provide on-site employee 

amenities such as day care, drugstores, coffee shops, fitness centers, 

dry cleaners, post offices, and other facilities to reduce the need for 

mid-day vehicle trips. 

 Promote and subsidize the implementation of car-sharing programs 

near residential and employment developments by providing car-

sharing companies with reduced off-street parking costs, reserving a 

number of on-street parking spaces for car-sharing, and reducing 

development fees or minimum parking requirements for new 

developments that provide car-sharing facilities on-site. 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 As member governments of the  

Smart Commute Metro North 

(SCMN) TMA, encourage SCMN to 

work with local business and 

community groups to develop a 

comprehensive and coordinated 

TDM strategy for the station area. 

mobility    TDM 
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ENCOURAGE TRANSIT USE 

 Require or encourage employers to work with RTD to provide Eco-

Passes for all employees. 

 Encourage employers to provide transit information (including maps 

and schedules) as well as information on alternative modes to all 

employees. 

 Encourage developers to provide transit passes for new residents. 

 

ENCOURAGE ALTERNATIVE MODE USE 

 Require new residential and employment development to provide 

secure long-term and short-term bicycle parking.  

 Require developers to provide safe and convenient walking and bicycle 

paths to and from transit facilities and employment and residential 

development. 

 Implement safe routes to schools programs in all new residential 

developments. 

 Promote and consider subsidizing bicycle-sharing programs and 

facilities near transit and near all major residential and employment 

developments. 

 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Consider amending local 

ordinances to require some form 

of transit pass requirement for 

new developers. 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Consider requiring bicycle design 

integration in new developments 

in the station area. 

 Be open to proposals for the 

development of a comprehensive 

bicycle sharing program that 

serves the station area. 

mobility    TDM 
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efficiency 

facilitate transit operations 
IMPROVE TRANSIT FLOW 

 Where appropriate, designate transit priority streets or transit-only 

lanes where appropriate on major arterials to facilitate transit 

movement through the area. 

 Provide signal priority for transit vehicles where appropriate. 

 On streets where transit vehicles are operating in mixed-flow traffic 

adjacent to a parking lane, consider providing sidewalk curb extensions 

(or bus bulges) to eliminate the need for transit vehicles to pull out of 

and back into traffic. 

IMPROVE TRANSIT OPERATIONS 

 Work with RTD to plan transit travel paths to minimize potential 

conflicts with other road users and pedestrians and cyclists. 

 Work with RTD to develop efficient and safe passenger loading areas on 

new streets throughout the development area. 

 Work with RTD to develop appropriate layover areas for transit vehicles 

while minimizing distances to avoid added travel time and operating 

costs. 

 Require new developers to work with RTD to locate safe, convenient, 

and efficient transit stop locations. 

 Consider providing parking or layover space for transit vehicles as part 

of a multi-purpose or shared space within the urban realm to promote 

cost savings and operational efficiency. 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with RTD to develop a 

comprehensive and strategic 

transit circulation plan to provide 

both cost-effective transit 

circulation while maintaining a 

pedestrian-friendly environment in 

the station area.  

mobility    efficiency 
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sustainability 
Transit facilities and their related urban realm should be designed and 

constructed to reflect the local community’s commitment to environmental 

and fiscal sustainability.  Beyond realizing operational cost savings over the 

life of an investment, environmentally and fiscally responsible design 

contributes to the long term economic and physical health and well-being of 

the local community and its residents, workers, and visitors.   

Sustainability guidelines are divided into two categories: environmental and 

fiscal. 

 

 

 

 

 

 

 

 

 

sustainability 
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environmental 
sustainability 
minimize negative 

environmental impacts 
Using environmentally sustainable design and construction practices in the 

construction and renovation of transit facilities and the urban realm focuses 

on the long term, from pre-construction through operations and end-of-life-

cycle re-use and recycling. 

USE MATERIALS RESPONSIBLY 

 Use materials that minimize energy, carbon, and water used in the 

manufacturing process. 

 Select locally sourced and manufactured materials, where possible, to 

reduce transportation-related carbon emissions. 

 Use materials that are responsibly extracted or harvested. 

 Re-use or salvage demolition-related materials where possible. 

 Prioritize post-consumer, recycled materials where possible. 

 Avoid use of toxic materials, especially those containing volatile organic 

compounds. 

 Avoid using materials with complicated repair, removal, and disposal 

requirements. 

 Use materials that are weather resistant. 

 Consider opportunities to re-use existing structures and site 

components to reduce demolition waste where feasible. 

 Consider modular design and off-site fabrication to further reduce 

construction waste through more efficient production techniques. 

 Use building materials that can be recycled or re-used at the end of 

their lifespans. 

 Design building components to be salvageable or capable of 

disassembly and recycling to the greatest extent possible. 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Consider amending local 

ordinances to require use of 

responsible building materials 

wherever possible in new 

developments and the related 

urban realm. 

 Work with RTD to integrate the use 

of responsible building materials in 

the design and construction of the 

station wherever possible. 

sustainability    environmental 
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EXPLORE INNOVATIVE DESIGN AND CONSTRUCTION PRACTICES 

 Employ modular and prefabrication methods, where appropriate, to 

minimize construction waste.  

 Optimize the use and adaptation of existing infrastructure and facilities 

and/or components. 

 Size facilities and urban spaces to accommodate changes in capacity 

needs over time. 

 Utilize materials excavated on-site, where possible, instead of 

transporting them off-site. 

 

 

 

 

 

 

 

 

 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with local business and 

community groups to identify 

existing buildings and 

infrastructure that could be 

integrated into new development 

and the urban realm. 

sustainability    environmental 
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reduce energy consumption 
Transit facilities and their related urban realm should be designed and 

constructed to minimize energy consumption and prioritize usage of 

renewable energy sources, reducing their overall environmental impact and 

greenhouse gas emissions. 

MAXIMIZE ENERGY EFFICIENCY 

 Plan the size and orientation of facilities and spaces to optimize energy 

consumption without compromising operational efficiency or the 

experience of the user. 

 Maximize use of building design techniques to harness and re-use solar, 

wind, and other renewable energy sources wherever possible. 

 Use passive heating and cooling strategies, including solar shading and 

window treatments, to minimize cooling loads where applicable. 

 Use intelligent control systems (such as daylighting controls to integrate 

with electric lighting, and motion sensors for meeting rooms and 

elevators) to optimize energy use where appropriate. 

 Identify prevailing wind patterns during design and explore 

opportunities to use natural ventilation to replace mechanical cooling 

or heating indoors. 

 Optimize daylighting opportunities to minimize the need for electric 

light. 

 Use only high-energy-efficiency lighting fixtures throughout that are 

properly shielded to minimize glare.  Also consider using yellow or 

amber lighting that is specified for human and animal nocturnal health. 

 Minimize building energy waste through maximum use of insulation, 

and consider the use of green roofs where possible. 

 Use high-reflective surfaces to reduce lighting requirements and energy 

consumption. 

 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Consider amending local 

ordinances to require use of 

energy efficient design and 

alternative energy sources 

wherever possible in new 

developments and the related 

urban realm. 

 Work with RTD to maximize the 

energy efficiency of the design of 

the station. 

sustainability    environmental 
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USE RENEWABLE ENERGY THROUGHOUT 

 Identify and develop opportunities for on-site solar and wind power 

generation. 

 Identify and develop opportunities to partner with neighboring 

buildings or facilities to exchange waste heat recovery. 

 Provide electric vehicle connections at key locations both at the transit 

facility and in the urban realm. 

 Develop partnerships with local power utility companies to deliver 

renewable and on-site energy generation. 

 Investigate the use of other renewable energy sources, such as ground 

source heating or cooling and co-generation. 

 

 

 

 

 

 

 

 

 

sustainability    environmental 
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design environmentally 

healthy sites 
Transit facilities and related urban spaces are linked to the local ecosystem 

and have a responsibility for the well-being of regional watersheds, 

microclimates, and biological diversity.  Disruptions to the health of the air, 

soil, water and ecosystems within construction sites can have compound 

effects on the larger ecological network.  Well-designed spaces can mitigate 

those negative impacts and contribute to the overall enhancement of the 

local ecology. 

AVOID URBAN HEAT ISLANDS 

 Use high solar reflective materials or green (vegetative) roofing where 

appropriate. 

 Use high solar reflective materials and consider open-grid pavement for 

paved areas of the site if maintenance such as snow removal is not 

impacted. 

 Maximize site vegetation and shading without compromising visibility, 

surveillance, or operations and maintenance. 

 

  

sustainability    environmental 
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OPTIMIZE WATER USE AND WATER QUALITY 

 Design to protect site water quality from contamination during 

construction and operations.  

 Use integrated building and landscape design strategies to manage 

stormwater on-site, minimizing impervious surfaces and maximizing the 

natural permeability and filtration of contaminants. 

 Explore opportunities to re-use rain water and snow melt for irrigation 

and non-potable uses on-site. 

 Integrate wastewater reclamation systems within site designs. 

 Design buildings, infrastructure, and landscape to use on-site 

stormwater management techniques, including pervious pavements for 

parking lots and open public surfaces, rain gardens, vegetated roofs, 

and landscaped filtration areas. 

 Design landscapes with appropriate site vegetation and contours to 

control soil erosion and minimize the need for irrigation. 

 

 

  

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Encourage developers to utilize 

appropriate water-efficient 

measures in all new developments 

and the related urban realm. 

 Work with RTD to maximize the 

use of water-efficient design 

measures in the station. 

sustainability    environmental 
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FOCUS ON SITE ECOLOGY 

 Locate new facilities where possible on brownfield sites (if they are 

found to exist in the station area) to avoid disruption of additional 

sensitive ecosystems. 

 Optimize building, facility, and public space footprints to reduce site 

impact and protect important environmental sites without 

compromising operations and maintenance needs. 

 Design to control and manage soil erosion during construction and 

operations. 

 Maximize protection of existing vegetation by using water-wise 

vegetation to enhance the local ecology. 

 Design interior and exterior lighting to minimize light pollution on 

adjacent properties and nocturnal ecosystems.  Yellow/amber lighting is 

better for nocturnal ecosystems than blue/white lighting. 
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fiscal sustainability 
design with whole life costs in 

mind 
Lifetime operating expenses for public investments often exceed the initial 

costs of construction, and total life-cycle costs can vary greatly depending 

on the design approach adopted.  In many cases, high-quality design and 

upfront investment can provide future value in the form of operational 

savings or can add long-term social, commercial, and environmental value.   

FOCUS ON LIFE-CYCLE COSTS 

 Design for efficient facility planning decisions that allow for future 

growth but that also optimize future land acquisition costs. 

 Site, orient, and design facilities to optimize energy consumption 

without compromising operational efficiency or the experience of the 

user. 

 Conduct a life-cycle cost analysis to help assess the relative merits of 

design options, including their long-term social, commercial, and 

environmental value. 

 Minimize site disturbance and associated costs by working with existing 

site configurations to the greatest extent possible. 

 Consider strategies for material re-use and recycling in the design, 

construction, and future disassembly of facilities. 

 Budget for future maintenance and eventual replacement costs. 
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design for efficiency 
The design of transit facilities and related urban realm should aim to 

minimize ongoing maintenance and operations costs as well as consumption 

of natural and energy resources.  Designing with operating costs in mind can 

yield significant cost and energy savings over a facility’s whole life cycle. 

DESIGN TO MINIMIZE OPERATING AND MAINTENANCE COSTS 

 Plan and design facility configuration and specify materials and 

equipment to minimize operating costs and facilitate maintenance 

without loss or reduction of user services. 

 Minimize energy consumption and costs through use of passive 

environmental design strategies as appropriate. 

 Use materials and systems with life spans appropriate to their function 

and application. 

 Design for ease of access for cleaning, repair, or replacement of building 

fixtures and components. 

 Design for preventive maintenance for minimal impact to users. 

 Use materials and finishes that are vandal- and graffiti-resistant and 

difficult to deface, damage, or remove. 

 

sustainability    fiscal 
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design for the future 
Transit-related urban realm design should consider long-term requirements, 

anticipating the need for change to minimize the cost of any future 

expansion, resizing, or reconfiguration that may be needed.   

FOCUS ON FUTURE READINESS 

 Design the urban realm and its public spaces based on anticipated 

future use, including spatial requirements for pedestrian and bicycle 

movement. 

 Design for flexibility in relation to adjacent facility expansion and 

potential alternative uses. 

 Design to provide easy access to existing and future external 

destinations and connections, adjacent development, and other public 

spaces through forward-thinking urban design and planning, including 

planning for adapting to new technologies and mobility service delivery 

methods. 

 

 

 

 

 

OPPORTUNITIES FOR THE 112
TH

 

AVENUE STATION AREA: 

 Work with RTD to plan for future 

station expansion in a way that 

best utilizes the existing urban 

realm and minimizes construction 

disruption. 

sustainability    fiscal 
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COUNCIL COMMUNICATION 
Meeting Date: Agenda Item: Agenda Location: Work Plan# Legal Review: 

February 28, 2017 9A Action Items 341.1 
_1 51 Reading 
_ 2nd Reading 

Subject: A resolution approving an Intergovernmental Agreement among the City of Northglenn, 
Ralston House, the cities of Westminster, Thornton, Federal Heights, Brighton, Commerce City and 
Aurora, the City and County of Broomfield and the County of Adams regarding construction and 
construction mana ement of the North lenn Ralston House. 

Recommended by: Joyce Hunt Approved ack Ethredge Ordinance previously 

Presenter(s): Joyce Hunt, Assistant City Manager introduced by: 

Randy Nelson, Police Chief 

SYNOPSIS: 

This resolution approves an intergovernmental agreement (IGA) among the cities of Northglenn, 
Westminster, Thornton, Federal Heights, Brighton, Commerce City, Aurora; the City and County of 
Broomfield; and Adams County ("parties") related to the construction of a new facility that will be used 
to provide child advocacy services to the parties. The new facility will be located in Northglenn and 
replace an old, former single-family house that is being used by Ralston House. The key provisions 
of the proposed IGA are as follows: 

• The parties will contribute $1,072,500 toward the Total Project Cost of $1,700,000, which is in 
addition to the $270,000 provided previously for design. Ralston House and the parties will 
pursue grants to obtain the shortfall amount of $357,500. 

• Northglenn will be responsible for soliciting bids, contracting, and overseeing the project 
construction. Northglenn will provide general project management services and undertake all 
necessary site preparation work including environmental assessment and remediation, 
relocation of the diesel generator, police evidence building, and demolition and removal of the 
existing facility, at its sole cost and expense. If the lowest responsible contractor bid exceeds 
the Total Project Cost, the parties will meet and confer to determine a course of action for 
resolving the shortfall, which may include termination of this I GA. 

• Ralston House has agreed to continue to provide such services for a period of 30 years, or a 
lesser time as may be mutually agreed to by the parties. 

• Northglenn agrees to use the Property as a child advocacy center by Ralston House or by 
another entity providing similar services agreed to by the parties for a period of 30 years. 
Northglenn also agrees to record a Deed Restriction against the property prohibiting 
Northglenn from conveying the property or using it as collateral whatsoever during the 30-year 
period. 

• None of the parties other than Northglenn is responsible for routine and preventative 
maintenance, utility costs, and on-going capital maintenance associated with the Northglenn 
Ralston House. 

The City of Thornton, through the Police Department, refers victims to Ralston House for services 
such as child abuse assessments and forensic interviews. The parties to the proposed IGA have 
indicated they intend to bring formal consideration of the IGA to their elected bodies in January and 
February 2017. 
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RECOMMENDATION: 

Staff recommends Alternative No. 1, approve the IGA regarding construction and construction 
management of the Northglenn Ralston House. 

BUDGET/STAFF IMPLICATIONS: 

The City's share of the $1,072,500 contribution of $179,973 is based on 50% on the population and 
50% on usage of each of the parties. The 2017 Budget includes $180,000 for the City of Thornton 
contribution to this project. 

ALTERNATIVES: 

1. Approve the IGA in order to provide a long-term facility that will house Ralston House, or another 
provider, to provide child advocacy services to the City of Thornton and other communities and 
Adams and Broomfield counties. 

2. Do not approve the IGA. Pursue providing these services internally which would include securing 
facilities, hiring and training additional investigators, and contracting for physical/mental 
evaluation services. 

BACKGROUND CANAL YSIS/NEXT STEPS/HISTORY): (includes previous City Council action) 

Ralston House Background 

The Ralston House child advocacy center was founded by the Arvada Police Department in 1990 to 
provide a child-friendly, safe, and neutral environment where police detectives, social workers, 
therapists, and medical professionals could talk with children and their families. Ralston House 
currently has three facilities located in Arvada, Lakewood, and Northglenn. The Lakewood facility 
opened in 2009 and the Northglenn facility opened in May 2014. The City of Arvada is the owner of 
the Arvada Ralston House and Arvada provides support services such as maintenance, human 
resources, financial/accounting, information technology, insurance, and legal services to the Ralston 
House non-profit organization. Ralston House owns the Lakewood facility but the City of Lakewood 
provides a phone system, information technology support and exterior building maintenance. The 
City of Northglenn owns the Northglenn Ralston House and provides exterior maintenance, 
computers, and technology support. 

The predecessor agency to the Ralston House, North Metro Children's Advocacy Center, had been 
located in the City of Northglenn owned building (former farm house) located at 2360 West 11 ih 
Avenue. The North Metro Children's Advocacy Center vacated the Northglenn building in the spring 
of 2013. Soon after the vacancy, Northglenn staff began working with the Ralston House as a 
potential user of the Northglenn building. When Ralston House representatives determined that the 
building could work for their operations, Northglenn staff presented this idea to Northglenn City 
Council and provided direction to work toward a partnership to establish an advocacy center in 
Northglenn. In order 
to get the building operational, Northglenn staff determined minor renovations were needed and 
Northglenn City Council gave direction to proceed with these renovations plus purchase four 
computers. The renovations were funded through the Northglenn local Victim Assistance and Law 
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Enforcement ("VALE") program for an amount of up to $25,000. The Northglenn staff also 
considered raising the roof to allow building of a second floor on the existing building, but learned 
during the renovation process that this would not be feasible given the condition of the foundation 
and framing of the existing building. The Northglenn local VALE Board also approved an award in 
2014 and 2015 of $25,000 and $22,000 in 2016 to pay for a portion of the cost for part-time staffing 
of the Northglenn Ralston House. 

The Ralston House does not charge for the services provided to the public safety agencies. The 
2017 Budget of $1.4 million is financed primarily by VALE government grants from the 1st and 1 yth 
Judicial Districts, Victims of Crime Act ("VOCA") grant, and other local, state, and federal agencies 
(59%); 23% comes from foundation and private grants, corporate sponsors, and from donations and 
gifts; 12% comes from fund-raising events; and the remainder (9%) from interest earnings and 
reserves. Staffing includes: 4.5 full-time equivalent forensic interviewers; 4.0 full-time victim 
advocates plus trained volunteers; an Executive Director, Grants and Development Manager, and a 
Development Officer. The medical exams are provided by contract with a medical doctor specializing 
in pediatrics. 

In mid-2012, public safety agencies, including the City of Thornton Police Department, began using 
the services of Ralston House at its Arvada and Lakewood facilities. In early 2013, the District 
Attorney's Office and the police chiefs from the cities of Aurora, Brighton, Commerce City, Federal 
Heights, Northglenn, Westminster, and Thornton and the Adams County and Broomfield Count~ 
sheriffs approached Ralston House to be the sole provider of child advocacy services for the 1 yt 
Judicial District. They formalized the understanding of the parties with respect to the conditions 
under which individuals, agencies and jurisdictions in the 17th Judicial District may utilize the 
resources of Ralston House during the investigation of allegations of child abuse and/or neglect 
through a Memorandum of Understanding dated April 1, 2013 that has been renewed by the parties 
annually. Ralston House conducted the following number of interviews through 2016 for these 
entities: 

Interviews Conducted 
Ralston House Total #in #in 17111 JD 

1st & 1 ylh Judicial 17th Judicial from 
Districts District Thornton 

2012 956 67 14 
2013 914 180 19 
2014 1,002 404 46 
2015 1 '114 449 37 
2016 1 '171 522 47 

Ralston House Facility Improvements 

On August 5, 2013, Northglenn staff advised the Northglenn City Council that they had earlier 
initiated several discussions with Don Moseley, Executive Director of the Ralston House, to expand 
their child advocacy operations to the City of Northglenn, noting that the building was in need of 
improvements, both regulatory and operationally. A committee comprised of members from the 
police chiefs and sheriff's agencies determined that the construction of a new facility with three 
interview rooms as well as a medical room would enable Ralston House to handle the increased 
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number of cases being investigated in Adams and Broomfield counties. Northglenn staff also 
advised the Northglenn City Council that they had met with representatives from the Ralston House, 
Saunders Construction, Safebuilt (building inspection), and Jack White (architecUengineer) to identify 
improvements and prepare concept level planning documents which would be presented to Council 
for discussion. At the September 15, 2014 Council study session, Northglenn staff indicated that 
they had learned from the renovation process that popping the roof and building a second floor would 
not be practical and that the building would require major structural improvements on both the 
foundation and framing. 

In addition, the building sits on ground with a high water table and the existing building was not 
equipped to deal with this situation. The Northglenn City Council directed staff to move forward in 
partnership with the Ralston House and other Adams County agencies to improve the existing facility 
in Northglenn. 

The Ralston House hired an architectural firm in July 2014 to perform a space assessment and 
develop a floor plan. That floor plan and conceptual design is the basis for the analysis being 
conducted in the proposed Agreement. In late 2014, Northglenn asked the architectural firm of 
Short, Elliott, Hendrickson, Inc. to prepare an Engineer's Estimate of Probable Cost based on the 
floor plan and conceptual design paid for by the Ralston House. The estimated cost for the 5,500 
square-foot building was $1.8 million. 

The City of Thornton, along with the other municipal partners, entered into an IGA and contributed 
$30,000 to cover the estimated costs for the design work. The City of Northglenn hired Eidos 
Architects to do the initial design, site development analysis, and engineer's opinion of probable cost. 
At a meeting of the Adams County Mayors/Managers group in September 2016, the City of 
Northglenn provided an update on the Ralston House project. They indicated that Eidos Architects 
had submitted a letter indicating that the 30% level "opinion of probable construction cost" totaled 
$1,694,520 (excluding furniture, special systems or permit fees), including a 10% contingency as well 
as architect fees. 

The cost sharing methodology is a hybrid based on 50% population and 50% interviews for 
communities within Adams and Broomfield counties as shown in the chart prepared by the City of 
Northglenn: 
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Municipality 2014 Population $ 
Population 
% 

Adams County 15.82% $ 268,910 
(Sheriff's Office, 
DA Office, Dept. 
of Human 
Services) 
Aurora PD 7.41% $ 125,927 

Brighton PD 6.34% $ 107,726 

Broomfield (PD 10.55% $ 179,361 
and Dept. of 
Human Services) 
Commerce City 8.83% $ 150,191 
PD 
Federal Heights 2.12% $ 36,110 
PD 
Northglenn PD 6.65% $ 113,065 

Thornton PD 22.59% $ 384,107 

Westminster PD 19.68% $ 334,603 

Totals 100.00% $ 1,700,000 

C t Sh OS anng 
#of %of Use 
lnterv. per 
1/1/14- Agency 
8/31/16 

459 37.90% 

51 4.21% 

114 9.41% 

129 10.65% 

86 7.10% 

53 4.38% 

34 2.81% 

111 9.17% 

174 14.37% 

1,211 100.00% 

e o oogy M th d I 
$Based on Hybrid% Hybrid$ 100%Total 
Use (w/$30K 

credit) 

$ 644,344 26.86% $ 456,627 $ 426,627 

$ 71,594 5.81% $ 98,761 $ 68,761 

$ 160,033 7.88% $ 133,880 $ 103,880 

$ 181,090 10.60% $ 180,225 $ 150,225 

$ 120,727 7.97% $ 135,459 $ 105,459 

$ 74,401 3.25% $ 55,256 $ 25,256 

$ 47,729 4.73% $ 80,397 $ 50,397 

$ 155,822 15.88% $ 269,964 $ 239,964 

$ 244,261 17.03% $ 289,432 $ 259,432 

$ 1,700,000 100.00% $ 1,700,000 $ 1,430,000 

This information was reviewed with City Council at the January 24, 2017 Council Update. 

75% Total 
Due 
(w/$30K 
credit) 

$ 319,970 

$ 51,570 

$ 77,910 

$ 112,669 

$ 79,094 

$ 18,942 

$ 37,798 

$ 179,973 

$ 194,574 

$ 1,072,500 

All of the communities have indicated they are scheduling the IGA for formal action in February. 



RESOLUTION 

A RESOLUTION APPROVING AN INTERGOVERNMENTAL AGREEMENT AMONG THE 
CITY OF NORTHGLENN, RALSTON HOUSE, THE CITIES OF WESTMINSTER, 
THORNTON, FEDERAL HEIGHTS, BRIGHTON, COMMERCE CITY AND AURORA, THE 
CITY AND COUNTY OF BROOMFIELD AND THE COUNTY OF ADAMS REGARDING 
CONSTRUCTION AND CONSTRUCTION MANAGEMENT OF THE NORTHGLENN 
RALSTON HOUSE. 

WHEREAS, Section 18(2)(a) of Article XIV of the Colorado Constitution and 
Sections 29-1-201 , et seq., and 29-20-1 05 of the Colorado Revised Statutes authorize 
and encourage governments to cooperate by contracting with one another for their mutual 
benefit; and 

WHEREAS, the City of Northglenn owns property that is adjacent to its water 
treatment facility that includes a farm house that has been used by Ralston House to 
provide child advocacy services to the parties listed above for the past several years; and 

WHEREAS, the parties previously entered into an intergovernmental agreement 
(IGA) (CD No. 2015-216), referred to as the Phase 1 Agreement, to contribute funds to 
pay for the cost of initial design of a proposed new facility to be located in the City of 
Northglenn and referred to as the Northglenn Ralston House; and 

WHEREAS, following completion of the design and cost estimates, the Parties met 
and determined the project to be feasible and developed this intergovernmental 
agreement, referred to as the Phase 2 Agreement, to provide for the construction and 
construction management of the Northglenn Ralston House; and 

WHEREAS, the Phase 2 Agreement includes provisions related to the 
construction and construction management, cost sharing, long-term maintenance of the 
building, restrictions of use solely for the purpose of providing child advocacy facilities for 
a period of 30 years, and other provisions; and 

WHEREAS, the City of Thornton utilizes the services of Ralston House and 
recognizes the need for these services now and into the future and the desirability of 
having these services in close proximity to the community. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF THORNTON, COLORADO, AS FOLLOWS: 

1. That the City Council approves the Intergovernmental Agreement by and 
among the City of Northglenn, Ralston House, the cities of Westminster, 
Thornton, Federal Heights, Brighton, Commerce City, and Aurora, the City 
and County of Broomfield, and the County of Adams regarding the design 
of the Northglenn Ralston House, a copy of which is attached hereto and 
incorporated herein by this reference. 



2. That the City Manager is hereby authorized to execute and the City Clerk to 
attest the IGA, on behalf of the City. 

PASSED AND ADOPTED at a regular meeting of the City Council of the City of 
Thornton, Colorado, on , 2017. 

CITY OF THORNTON, COLORADO 

Heidi K. Williams, Mayor 

ATTEST: 

Nancy A. Vincent, City Clerk 
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AN AGREEMENT AMONG THE CITY OF NORTHGLENN, RALSTON HOUSE, THE 
CITIES OF WESTMINSTER, THORNTON, FEDERAL HEIGHTS, BRIGHTON, 
COMMERCE CITY AND AURORA, THE CITY AND COUNTY OF BROOMFIELD 
AND THE COUNTY OF ADAMS REGARDING CONSTRUCTION AND 
CONSTRUCTION MANAGEMENT OF THE NORTHGLENN RALSTON HOUSE 

The following Agreement (the "Phase 2 Agreement") is made on this _day of __ 
2017, by and among the City ofNorthglenn, Ralston House, a Colorado Nonprofit Corporation 
("Ralston House") and the Cities of Westminster, Thornton, Federal Heights, Brighton, 
Commerce City and Aurora, the City and County of Broomfield and the County of Adams (all 
parties with the exception of the Ralston House may be collectively referred to as the 
"Municipal Parties"): 

WHEREAS, Section 18(2)(a) of Article XIV of the Colorado Constitution and Sections 
29-1-201, et seq., and 29-20-105 of the Colorado Revised Statutes authorize and encourage 
governments to cooperate by contracting with one another for their mutual benefit; and 

WHEREAS, the City of Northglenn ("Northglenn") is the owner of a certain parcel of 
Property located within the City of Northglenn more specifically described in the attached 
Exhibit A (the "Property"); and 

WHEREAS, Ralston House is a child advocacy center which for many years has provided 
professional and comprehensive services for sexually, physically, and emotionally abused 
children and their families; and 

WHEREAS, the Ralston House provides a valuable public service which preserves and 
promotes the safety, health, and welfare of the citizens within their communities; and 

WHEREAS, Ralston House currently provides these services through its Jefferson 
County facilities, and recently through a facility located on the Property; and 

WHEREAS, based on the services currently being provided, the Municipal Parties have 
previously contributed to developing the design of a new child advocacy center facility to be 
known as the "Northglenn Ralston House" pursuant to a separate agreement (the "Phase 1 
Agreement"); and 

WHEREAS, based on the resulting design drawings and associated construction cost 
estimates, and consistent with Section 3 of the Phase 1 Agreement, the Municipal Parties now 
desire to enter into this Phase 2 Agreement for the construction and construction management of 
the Northglenn Ralston House (the "Project"); and 

WHEREAS, the Northglenn Ralston House has been designed to provide professional 
and comprehensive services for sexually, physically, and emotionally abused children and their 
families to Adams County and Broomfield families in support of law enforcement agencies and 
the District Attorney now and into the future; and 



WHEREAS, the total project cost for the design, construction, and construction 
management of the Northglenn Ralston House has been estimated at the cost of One Million, 
Seven Hundred Thousand Dollars ($1,700,000.00) (the "Total Project Cost"); and 

WHEREAS, the Municipal Parties have previously contributed the amount of Two 
Hundred and Seventy Thousand Dollars ($270,000.00) for the Phase 1 Agreement; and 

WHEREAS, the Municipal Parties desire to fund the construction and construction 
management of the Northglenn Ralston House in the additional amount of One Million, Seventy
Two Thousand, Five Hundred Dollars ($1,072,500.00) pursuant to this Phase 2 Agreement, but 
recognize this amount creates a potential shortfall of approximately Three Hundred Fifty-Seven 
Thousand, Five Hundred Dollars ($357 ,500.00) (the "Shortfall Amount"); and 

WHEREAS, the Municipal Parties and the Ralston House desire to seek grant funding to 
pay the Shortfall Amount; and 

WHEREAS, the Municipal Parties desire that the proportionate contributions set forth 
herein in Exhibit B be appropriated to pay the cost of construction and construction 
management of the Northglenn Ralston House pursuant to this Phase 2 Agreement; and 

WHEREAS, in the event funds to cover the Shortfall Amount are not achieved through 
grants or other sources, the Municipal Parties agree to convene and determine a course of action 
with respect to the Project. 

TERMS 

NOW, THEREFORE, in consideration of the mutual covenants and agreements 
contained herein, the Parties hereby agree as follows: 

1. Recitals Incorporated. The recitals set forth above are incorporated into this Phase 
2 Agreement, and shall be deemed terms and provisions hereof, to the same extent as if fully set 
forth in this Section. 

2. Contribution by the Municipal Parties to the Cost of Construction and 
Construction Management. 

A. The Municipal Parties shall contribute the total amount of One Million, Seventy
Two Thousand, Five Hundred Dollars ($1 ,072,500.00), in the proportionate 
amounts set forth in Exhibit B, attached hereto and incorporated herein by this 
reference (the "Funding Allocation") to be used exclusively for the cost of 
construction and construction management of the Northglenn Ralston House. 

B. The Municipal Parties shall each contribute the amounts set forth in Exhibit B to 
a Special Account created by the City of Northglenn for the sole purpose of 
funding the construction and construction management of the Northglenn Ralston 
House (the "Special Account"). Such amounts, including any unexpended Phase 
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1 Agreement contributions, along with the Shortfall Amount, shall be paid into 
the Special Account prior to Northglenn entering into a contract for construction, 
expending, or agreeing to spend any funds on construction and construction 
management of the Northglenn Ralston House. Prior to entering into a contract for 
construction, the City of Northglenn will provide formal notice to the Municipal 
Parties to remit the amount due under this Agreement, and each of the Municipal 
Parties shall remit the balance due no later than thirty (30) calendar days after 
receiving formal notice. 

C. Northglenn shall not enter into any contract for the construction of the Northglenn 
Ralston House until Northglenn, at its sole discretion, determines that it has 
sufficient funding within the Special Account to contract for the total cost of 
constructing the Northglenn Ralston House. In the event the lowest responsive 
and responsible contractor exceeds the Total Project Cost less the costs incurred 
pursuant to the Phase 1 Agreement, the Parties agree to meet and confer to 
determine a course of action for resolving the shortfall. If the Parties subsequently 
agree to terminate this agreement all monies shall be returned in the same fiscal 
year in which they were collected. 

D. The Project construction documents and associated contracts with the selected 
contractor shall specifically provide that there is no privity of contract with any 
Party and the successful contractor except the City of Northglenn. This Phase 2 
Agreement does not create joint and several liability among the Parties as it relates 
to the Project construction contract. 

E. In the event the Parties, collectively or individually, do not make the contributions 
necessary to cause the Project to be completed, Northglenn shall have the sole 
discretion to terminate the Project, and return those funds remaining in the Special 
Account to the Parties in the same proportion in which they were received. The 
Parties hereto further waive any right to seek recovery of any funds actually paid 
by Northglenn to others to pay for costs ofthe Project as set forth herein. 

F. Upon completion of the Project, which shall be triggered by the Final Settlement 
by Northglenn in accordance with the provisions of C.R.S. § 38-26-107, 
Northglenn shall return funds, if any, remaining in the Special Account to the 
Municipal Parties in the same proportion in which they were received within six 
( 6) months of issuance of a certificate of occupancy, except as provided in 
paragraph 4(C). 

3. Construction and Construction Management ofthe Northglenn Ralston House. 

A. Northglenn shall contract for, manage, and cause the construction of the 
Northglenn Ralston House to be completed on the Property. Northglenn shall 
directly provide general project management services at its sole cost, and may 
contract with a third party for on-site construction management services which 
cost shall be included in the Total Project Cost. Northglenn shall utilize the 

3 



contracting procedures set forth in the Northglenn Municipal Code for the 
construction and on-site construction management of the Northglenn Ralston 
House. Northglenn agrees to spend the amounts more particularly described in 
this Phase 2 Agreement that are received from the Municipal Parties solely for the 
construction and construction management of the Northglenn Ralston House. 

B. Northglenn further agrees, at Northglenn's sole cost and expense, to secure any 
permits required for the Project and to undertake and complete all necessary site 
preparation work on the Property, including, but not limited to, necessary 
environmental assessment and all required remediation, relocation of the existing 
diesel generator and police evidence building, and demolition and removal of the 
existing Ralston House once the Project for the Northglenn Ralston House is 
completed as evidenced by the issuance of a permanent certificate of occupancy. 
The contributions of the Municipal Parties shall not be used to complete the work 
outlined in this paragraph. 

C. In addition, Northglenn agrees to record against the Property a Deed Restriction in 
the form attached hereto as Exhibit C, and incorporated herein by this reference, 
agreeing to use the Property as a child advocacy center by the Ralston House or by 
another entity providing similar services as agreed to by the Municipal Parties, for 
a period of thirty (30) years from the date that a permanent certificate of 
occupancy is issued for the completed structure by the local building official, or 
such lesser time as agreed to by the Parties hereto. The Deed Restriction shall 
also provide that Northglenn is prohibited from conveying the Property or using 
the Northglenn Ralston House as collateral of any nature whatsoever during the 
thirty (30) year period. The Deed Restriction shall be recorded with the Adams 
County Clerk and Recorder within thirty (30) days after executing a construction 
contract. 

D. Northglenn agrees not to reduce the square footage of the building in such a 
manner so as to significantly reduce the functionality of the Northglenn Ralston 
House. For purposes of this subsection D., the functionality of the Northglenn 
Ralston House requires no less than three (3) independent and functional pods, 
and a separate and independent medical room 

4. Grant Application(s). 

A. The Municipal Parties and Ralston House acknowledge and agree that the amount 
provided by the Municipal Parties pursuant to this Phase 2 Agreement is 
insufficient to complete the construction of the Northglenn Ralston House, and 
results in the Shortfall Amount. Ralston House and the City of Northglenn, with 
the cooperation of the other Municipal Parties hereto, shall apply for grant 
applications to obtain sufficient funding to construct the Northglenn Ralston 
House. 
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B. In the event the Municipal Parties are unable to obtain the Shortfall Amount 
through grant funding, prior to executing any construction agreement, the 
Municipal Parties agree to meet and confer and determine a course of action for 
resolving the Shortfall Amount, which may include utilization of the 
proportionate amounts set forth in Exhibit B. 

C. In the event such grant funding is obtained in excess of the Total Project Cost, 
such additional grant funding may be used to pay for the furniture, fixtures, and 
equipment needed to properly equip the facility. Any grant funds received in 
excess of the Total Project Cost and furniture, fixtures, and equipment costs shall 
be refunded to the Municipal Parties in the same proportion as provided in the 
contribution formula (Exhibit B) within six (6) months of the issuance of a 
permanent certificate of occupancy. 

5. Covenant Regarding Funding Obligations. Each Municipal Party to this 
Agreement covenants and agrees to appropriate sufficient funds in their respective 2017 budgets 
in an amount sufficient to pay the construction and construction management costs set forth in 
Exhibit B to this Phase 2 Agreement. The Municipal Parties acknowledge and agree that in 
reliance upon such covenants, and subject to receipt of the Shortfall Amounts, Northglenn shall 
represent that it has sufficient funds to enter into a contact for the construction and construction 
management of the Northglenn Ralston House as more particularly described in Section 2 ofthis 
Agreement. 

6. Operation of the Northglenn Ralston House. In consideration for the financial 
commitments hereunder, and as long as Ralston House is organized as a nonprofit corporation 
dedicated to providing services for sexually, physically and emotionally abused children and their 
families, Ralston House agrees for the benefit of the Municipal Parties to provide services to 
victims and witnesses of crime, including children and adults, for a period of thirty (30) years 
from the date that a permanent certificate of occupancy is issued for the completed structure by 
the local building official, or such lesser time as may be mutually agreed to by the Parties 
hereunder. These services include forensic interviews, victim advocacy, pediatric sex assault 
medical examinations and other services appropriate for victims and witnesses of crime. 
Northglenn further agrees to enter into a lease agreement with Ralston House, or another entity 
providing similar services, to formally set forth the terms and conditions related to the use of the 
Northglenn Ralston House. 

7. Ralston House Lease; Utilities; Maintenance. Northglenn and Ralston House 
shall prior to completion of the Northglenn Ralston House execute a replacement lease to 
terminate the existing lease on the Property, and execute a new lease for the Northglenn Ralston 
House addressing standard lease terms, including, but not limited to, payment of utilities, trash 
and snow removal, maintenance, repairs and alteration, and such other commercially reasonable 
terms upon which Northglenn and Ralston House may agree. A copy of the executed Lease shall 
be provided to the Municipal Parties upon request. In no event are the Municipal Parties, except 
Northglenn, responsible for any routine and preventive maintenance, utility costs, and on-going 
capital maintenance associated with the Northglenn Ralston House. Northglenn or Northglenn's 
designee shall be responsible for on-going capital maintenance. 

5 



8. Miscellaneous. 

A. None ofthe Municipal Parties hereto waive the rights, limitations, and defenses of 
the Colorado Governmental Immunity Act, or other rights or protections as 
otherwise provided by law. 

B. The Municipal Parties hereto are separate, independent governmental entities and 
shall maintain such status throughout. 

C. This Phase 2 Agreement may be executed by the Parties with separate signature 
pages. 

D. It is understood and agreed that this Phase 2 Agreement is intended to facilitate 
cooperation between the Parties hereto, and cause the Northglenn Ralston House 
to be constructed and utilized by the Parties hereto, but nothing in this Phase 2 
Agreement shall be construed to establish a separate legal entity and, except as set 
forth herein, this Phase 2 Agreement does not authorize any Party to act for 
another for any other purpose whatsoever. 

E. Northglenn agrees to provide periodic reports to the Parties as to the progress of 
construction as well as an accounting of the funds in the Special Account until the 
Project is completed. In addition, Northglenn agrees to provide access to the 
books and records associated with the Project as may be reasonably requested by 
the Municipal Parties. 

F. Northglenn or the service provider leasing the Property shall provide an annual 
electronic update to the Municipal Parties addressing the Property repaus 
completed during the year and the overall condition of the Property. 

G. Notices. Any notice required or permitted by this Phase 2 Agreement shall be in 
writing and shall be deemed to have been sufficiently given for all purposes if 
hand delivered, sent by certified mail or registered mail, postage and fees prepaid, 
addressed to the Party to whom such notice is to be given at the address set forth 
on the signature page below, or at such other address as has been previously 
furnished in writing, to the other Parties. Such notice shall be deemed to have 
been given when deposited in the United States mail. 

H. Paragraph Captions. The captions of the paragraphs are set forth only for the 
convenience and reference of the Parties and are not intended in any way to 
define, limit or describe the scope or intent of this Phase 2 Agreement. 

I. Integration and Amendment. This Phase 2 Agreement represents the entire 
agreement between the Parties with regard to the subject matter of this agreement 
and there are no oral or collateral agreements or understandings. This Phase 2 
Agreement may be amended only by an instrument in writing signed by the 
Parties. If any provision of this Phase 2 Agreement is held invalid or 
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unenforceable, no other provision shall be affected by such holding, and all of the 
remaining provisions of this Phase 2 Agreement shall continue in full force and 
effect. All exhibits referred to herein are incorporated herein by this reference. 

J. Governing Law. This Phase 2 Agreement shall be governed by the laws of the 
State of Colorado. 

K. Venue. Venue for any actions under this Phase 2 Agreement shall be in Adams 
County, Colorado. 

L. No Tbird~Pattv Beneficiaries. It is understood and agreed that enforcement of the 
terms and conditions of this Agreement and all rights of action relating to such 
enforcement will be strictly reserved to the Parties. It is the intention of the 
Parties ant any person other than the Parties be deemed to be only an incidental 
beneficiary. 

IN WITNESS WHEREOF, the Parties hereto have caused this Agreement to be 
executed as of the day and year first above written. 
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ATTEST: 

Johanna Small, CMC, City Clerk 

APPROVED AS TO FORM: 

Corey Y. Hoffmann, City Attorney 

Address: 
11701 Community Center Drive 
Northglenn, CO 80233 

CITY OF NORTHGLENN, COLORADO 

By: ____________________________ _ 

Joyce Downing, Mayor 

Date: _________________ _ 
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ATTEST: 

APPROVED AS TO FORM: 

Address: 
c/o City of Arvada 
8101 Ralston Road 
Arvada, CO 80002 

RALSTON HOUSE 

By: 

Date: ___ ______ _ 
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ATTEST: 

Linda Yeager, City Clerk 

APPROVED AS TO LEGAL FORM: 

David Frankel, City Attorney 

Address: 
4800 West 92nd A venue 
Westminster, CO 80031 

CITY OF WESTMINSTER, COLORADO 

By: ____________________________ ___ 

Donald M. Tripp, City Manager 

Date: ______________ _ 
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ATTEST: 

Nancy A. Vincent, City Clerk 

APPROVED AS TO FORM: 

Luis A. Corchado, City Attorney 

Address: 
9500 Civic Center Drive 
Thornton, CO 80229 

CITY OF THORNTON, COLORADO 

By: ____________________________ ___ 

Jack Ethredge, City Manager 

Date: ______________ __ 

11 



ATTEST: 

Patti Lowell, CMC, City Clerk 

APPROVED AS TO FORM: 

William P. Hayashi, City Attorney 

Address: 
2380 West 90th Avenue 
Federal Heights, CO 80260 

CITY OF FEDERAL HEIGHTS, COLORADO 

By: _______________ _ 
Mayor 

Date:. _________ _ 
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ATTEST: 

Natalie Hoel, City Clerk 

APPROVED AS TO FORM: 

Margaret R. Brubaker, City Attorney 

Address: 
500 South 4th Avenue 
Brighton, CO 80601 

CITY OF BRIGHTON, COLORADO 

By: __________________________ __ 

Richard N. McLean, City Mayor 

Date: _____ __ _ 
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ATTEST: 

Laura Bauer, City Clerk 

APPROVED AS TO FORM: 

Robert Sheesley, City Attorney 

Address: 
7887 East 601

h A venue 
Commerce City, CO 80022 

CITY OF COMMERCE CITY, COLORADO 

By: 

Date: 
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CITY OF AURORA, COLORADO 

By: ______________________________ __ 

Stephen D. Hogan, Mayor 

Date: --------

ATTEST: 

Janice Napper, City Clerk 

APPROVED AS TO FORM: 
Michael J. Hyman, City Attorney 

_______________ Assistant City Attorney 

Address: 
151 East Alameda Parkway 
Aurora, CO 80012 

15 



CITY AND COUNTY OF BROOMFIELD 

By: ______________________________ __ 

Date: -------------------

ATTEST: 

APPROVED AS TO FORM: 

William A. Tuthill III, City and County Attorney 

Address: 
One DesCombes Drive 
Broomfield, CO 80020 
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ATTEST: 

APPROVED AS TO FORM: 

Heidi M. Miller, County Attorney 

Address: 
4430 South Adams County Parkway 
Brighton, CO 80601 

ADAMS COUNTY 

By: ________ _______ _ 

Date: _________ _ 
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EXHIBIT A 

LEGAL DESCRIPTION: LEASE PARCEL 

THAT PART OF THE NORTHWEST ONE-QUARTER OF SECTION 9, TOWNSHIP 2 SOUTH, RANGE 
68 WEST OF THE SIXTH PRINCIPAL MERIDIAN, CITY OF NORTHGLENN, COUNTY OF ADAMS, 
STATE OF COLORADO, DESCRIBED AS: 
COMMENCING AT THE NORTHWEST CORNER OF THE NORTHWEST ONE-QUARTER OF SAID 
SECTION 9, THENCE SOUTH 00°01 '28" WEST ALONG THE WEST LINE OF THE PUBLIC 
RIGHT-OF-WAY EASEMENT AS DESCRIBED IN THE RIGHT-OF-WAY SURVEY RECORDED IN BOOK 
1 AT PAGE 4132, RECEPTION NO. 2012·110, ADAMS COUNTY RECORDS, A DISTANCE OF 
50.00 FEET TO THE SOUTH LINE OF SAID PUBLIC RIGHT-OF-WAY EASEMENT; THENCE 
SOUTH 89°43'53" EAST ALONG SAID SOUTH LINE, A DISTANCE OF 149.26 FEET TO THE 
POINT OF BEGINNING; THENCE SOUTH 03°00'10" EAST A DISTANCE OF 139.33 FEET; 
THENCE NORTH 86°32'31" EAST A DISTANCE OF 12.06 FEET; THENCE SOUTH 05°58'10" 
EAST A DISTANCE OF 67.86 FEET; THENCE NORTH 88°06'53" EAST 86.78 FEET; THENCE 
NORTH 02°03'26" WEST A DISTANCE OF 202.68 FEET, TO THE SOUTH LINE OF SAID 
PUBLIC RIGHT-OF-WAY EASEMENT; THENCE NORTH 89°43'53" WEST ALONG SAID SOUTH 
LINE, A DISTANCE OF 105.85 FEET TO THE POINT OF BEGINNING. 
CONTAINS 20,362 SQUARE FEET OR 0.4674 ACRES MORE OR LESS. 

BASIS FOR BEARINGS: 

THE NORTH LINE OF THE NORTHWEST ONE-QUARTER OF THE SECTION 9, TOWNSHIP 2 
SOUTH, RANGE 68 WEST OF THE SIXTH PRINCIPAL MERIDIAN, COUNTY OF ADAMS, STATE 
OF COLORADO, (THE NORTHWEST CORNER AND THE NORTH ONE-QUARTER CORNER ARE BOTH 
3-~" .ALUMINUM CAP, ILLEGIBLE, IN A RANGE BOX) IS ASSUMED TO BEAR NORTH 
89°42'04" EAST. 

PAGE 1 OF 1 
FILE: WORKS/NG14010LEGAL.WPS 



EXHIBITB 
CONTRIBUTIONS BY MUNICIPAL PARTIES 

Municipality Hybrid% Amount 

Adams County (Sheriffs Office, DA Office, 
Dept. of Human Services)* 26.86% $ 319,970 
AuroraPD* 5.81% $ 51,570 
Brighton PD 7.88% $ 77,910 

Broomfield (PD and Dept. of Human Services) 10.60% $ 112,669 
Commerce City PD 7.97% $ 79,094 
Federal Heights PD 3.25% $ 18,942 

Northglenn PD 4.73% $ 37,798 
ThorntonPD 15.88% $ 179,973 
Westminster PD 17.03% $ 194,574 

Totals 100.00% $ 1,072,500 



Exhibit C 

Deed Restriction 

THIS DEED RESTRICTION made this day of , 2017, by City 
of Northglenn, a Colorado municipal corporation located 
at ("Grantor") hereby imposes the following 
deed restriction in consideration of and for the benefit of the Cities of Westminster, 
Thornton, Federal Heights, Brighton, Commerce City and Aurora, the City and County of 
Broomfield and the County of Adams (collectively, the Municipal Parties") on the property 
located at described in the deed dated 
________ ,and recorded in the Offices of the Adams County Clerk and 
Recorder, Reception Number (hereinafter referred to as the 
"Property"), as follows: 

This Deed Restriction limits the use of the Property exclusively as a child advocacy center 
by the Ralston House or by an entity that provides similar services for a period of thirty 
(30) years from (DATE), which shall be the date that a permanent certificate of occupancy 
is issued, or a different date as agreed to by the Municipal Parties. Further, this Deed 
Restriction prohibits the Grantor from conveying the Property or using the Property as 
collateral of any nature whatsoever during such thirty (30) year period. 

IN WITNESS WHEREOF, the Grantor has executed this Deed Restriction on the 
date set forth above. 

CITY OF NORTHGLENN 

By: 
Title: 

STATE OF COLORADO 

COUNTY OF ADAMS 

The foregoing instrument was acknowledged before me this _ _ day of 
_______ , 20_, by its _______ _ 

Witness my hand and official seal. 

Notary Public 

My commission expires: _________ _ 



COUNCIL COMMUNICATION 
Meeting Date: Agenda Item: Agenda Location: Work Plan # Legal Review: 

February 28, 2017 9B Action Items 
___K_ 1st Reading 
_2nd Reading 

Subject: An ordinance adopting the first amendment to the 2017 Budget amending section one of 
Ordinance 3413, making appropriations for the City of Thornton, Colorado for the fiscal year 2017 
for all funds except that appropriations for certain individual projects shall not lapse at year end but 
continue until the ro·ect is com leted or cancelled. 

Recommended by: Robb Kolstad ~ 
Presenter(s): Dan Streed, Budget Manager 

SYNOPSIS: 

k Ethredge Ordinance previously 
introduced by: 

The budget amendment includes additional funding for design of the new Senior Center and 
construction of the new Public Safety Building. 

RECOMMENDATION: 

Staff recommends Alternative No. 1, approval of the ordinance amending the 2017 Budget. 

The 2017 Budget, which authorizes expenditures of $325,980,528, is proposed to increase by 
$3,787,966. The amended budget will be $329,768,494. The amendment appropriates an additional 
$900,000 in the Parks and Open Space Fund for the design of the new Senior Center and $2,887,966 
in the Governmental Capital Fund for the construction of the new Public Safety Building. The new 
Senior Center will be constructed on City-owned property at the Carpenter Park complex near the 
intersection of 112th Avenue and Colorado Boulevard. The facility, based on initial estimates, will cost 
$13,400,000 and will be funded by the sale of Certificates of Participation (COP). Design will begin in 
2017 and continue into 2018, with construction occurring in 2019 and 2020. The new Public Safety 
Building will be constructed on City-owned property at 132nd Avenue and Quebec Street. The facility, 
based on initial estimates, will cost $17,387,966, including a community room, and will be funded by 
the sale of COP. Design is underway with construction anticipated to begin in the third quarter of 
2017. 

BUDGET/STAFF IMPLICATIONS: 

The source of funding for the design of the new Senior Center will come from unappropriated fund 
balance in the Parks and Open Space Fund. The costs will be reimbursed by COP proceeds 
anticipated in 2018. The source of funding for construction of the Public Safety Building will come 
from unappropriated fund balance in the Governmental Capital Fund. The costs will be reimbursed by 
COP proceeds anticipated in 2017. 

ALTERNATIVES: 

1. Approve the ordinance amending the 2017 Budget. 
2. Do not approve the ordinance amending the 2017 Budget. 



COUNCIL COMMUNICATION 
PAGE2 

BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): 

City Council approved Ordinance 3413 making appropriations for the 2017 Budget on November 29, 
2016. 



INTRODUCED BY: 

AN ORDINANCE ADOPTING THE FIRST AMENDMENT TO THE 2017 BUDGET 
AMENDING SECTION ONE OF ORDINANCE 3413, MAKING APPROPRIATIONS FOR 
THE CITY OF THORNTON, COLORADO FOR THE FISCAL YEAR 2017 FOR ALL FUNDS 
EXCEPT THAT APPROPRIATIONS FOR CERTAIN INDIVIDUAL PROJECTS SHALL NOT 
LAPSE AT YEAR END BUT CONTINUE UNTIL THE PROJECT IS COMPLETED OR 
CANCELLED. 

WHEREAS, the City Council is required to adopt a budget for fiscal year 2017; and 

WHEREAS, the City Council has adopted a budget for fiscal year 2017 and desires 
to amend the budget to appropriate additional funds. 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
THORNTON, COLORADO, AS FOLLOWS: 

1. That Section 1 of Ordinance 3413 is hereby amended as follows: 

Fund 2017 2017 Amended Change 
Budget Budget 

General Governmental Funds 
General Fund $122 088 669 $122 088 669 $-
Governmental Capital Fund 30 342 150 33 230 116 2,887 966 

Subtotal $152 430,819 $155 318 785 $2,887 966 
Internal Service Funds 
Risk Management Fund $5 368 393 $5 368 393 $-
Information Technology Fund 6 920 706 6 920 706 -
ReproQraphics Fund 664 252 664 252 -
Consolidated Service Center Fund 513 791 513 791 -
Maintenance Services Fund 5 071 317 5 071 317 -

Subtotal $18 538,459 $18 538 459 $-
Debt Service Fund 
Debt Service Fund $1 801 800 $1 801 800 $-
Spec~IRevenueFunds 

Adams County Road and Bridge $7 942 680 $7 942 680 $-
Adams County Open Space 764 194 764 194 -
Conservation Trust 1 906 943 1 906 943 -
Parks 2 594 216 2,594 216 -
Open Space 7 240 433 7 240 433 -
Parks and Open Space 2 271 420 3 171 420 900 000 
Cash In Lieu 188,369 188 369 -

Subtotal $22 908,255 $23 808,255 $900,000 
Enterprise Funds 
Water Fund $109,991 ,574 $109991574 $-
Sewer Fund 15 060 121 15 060 121 -
Environmental Services Fund 5 249 500 5 249 500 -

Subtotal $130 301 195 $130 301,195 -
Total All Funds $325 980 528 $329 768,494 $3 787 966 



2. If any portion of this ordinance is held to be unconstitutional or invalid for any 
reason, such decision shall not affect the constitutionality or validity of the 
remaining portions of this ordinance. City Council hereby declares that it 
would have passed this ordinance and each part hereof irrespective of the 
fact that any one part be declared unconstitutional or invalid. 

3. All other ordinances or portions thereof inconsistent or conflicting with this 
ordinance or any portion hereof are hereby repealed to the extent of such 
inconsistency or conflict. 

4. The repeal or amendment of any provision of the Code by this ordinance shall 
not release, extinguish, alter, modify, or change in whole or in part any 
penalty, forfeiture, or liability, either civil or criminal, which shall have been 
incurred under such provision, and each provision shall be treated and held 
as still remaining in force for the purpose of sustaining any and all proper 
actions, suits, proceedings, and prosecutions for the enforcement of the 
penalty, forfeiture, or liability, as well as for the purpose of sustaining any 
judgment, decree, or order which can or may be rendered , entered, or made 
in such actions, suits, proceedings, or prosecutions. 

5. This ordinance shall take effect upon final passage. 

INTRODUCED, READ, PASSED on first reading, ordered posted in full, and title 
ordered published by the City Council of the City of Thornton, Colorado, on 

- ---------' 2017. 

PASSED AND ADOPTED on second and final reading on _ ___ , 2017. 

CITY OF THORNTON , COLORADO 

Heidi K. Williams, Mayor 
ATTEST: 

Nancy A. Vincent, City Clerk 

THIS ORDINANCE IS ON FILE IN THE CITY CLERK'S OFFICE FOR PUBLIC 
INSPECTION. 

APPROVED AS TO LEGAL FORM: 

Luis A. Corchado, City Attorney 
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PUBLICATION: 

Posted in six (6) public places after first and second readings. 

Published in the Northglenn-Thornton Sentinel after first reading on ____ , 2017, and 
after second and final reading on , 2017. 

3 



COUNCIL COMMUNICATION 
Meeting Date: Agenda Item: Agenda Location : Work Plan # Legal Review: 

February 28, 2017 9C Action Items 
_ 1st Reading 
_2nd Reading 

Subject: A resolution appointing Jeffrey B. Coder as Acting City Manager for the City of Thornton, 
effective at close of business on March 20, 2017, and approving the associated Employment 
A reement. 

Recommended by: Charles W. Lon~ (X_. Approve~._...._...,~_._,_ 
Presenter(s): Charles W. Long, Deputy City Manager- Mana 

SYNOPSIS: 

Ordinance previously 
introduced by: 

Jack Ethredge submitted a letter of retirement as City Manager effective the close of business on March 
20, 2017. This resolution appoints Jeffrey B. (Jeff) Coder as Acting City Manager until the employment 
date of a new City Manager appointed by City Council and approves an Employment Agreement 
between Mr. Coder and the City. As Acting City Manager, Mr. Coder will also oversee the utilities 
operations for the City. 

RECOMMENDATION: 

Staff recommends Alternative No. 1, approval of this resolution which appoints Mr. Coder as Acting 
City Manager and approves the associated Employment Agreement. 

BUDGET/STAFF IMPLICATIONS: 

None. 

ALTERNATIVES: 

1. Approve the resolution appointing Mr. Coder as Acting City Manager and the associated 
Employment Agreement. 

2. Deny the resolution and appoint a different individual as Acting City Manager. 

BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): 

Jack Ethredge submitted a letter of retirement to City Council effective March 20, 2017. Section 5.5 of 
the City Charter provides for the City Council to appoint an Acting City Manager during the period of 
vacancy in the office. Mr. Coder meets or exceeds all the requirements to hold the position of Acting 
City Manager as specified in the City Charter. 

In 1985, the Thornton City Charter contained provisions in Section 5.7, which created a Utilities Board 
which oversaw utilities operations and a Utilities Director which was separate and distinct from the City 
Manager. When Mr. Ethredge was hired in 1985, he was hired as both the City Manager and Utilities 
Director which helped solve planning issues that were occurring between the City and Utilities 
operations. 



RESOLUTION 

A RESOLUTION APPOINTING JEFFREY B. CODER AS ACTING CITY MANAGER FOR 
THE CITY OF THORNTON, EFFECTIVE AT CLOSE OF BUSINESS ON MARCH 20, 
2017, AND APPROVING THE ASSOCIATED EMPLOYMENT AGREEMENT. 

WHEREAS, Jack Ethredge, City Manager, is retiring at the close of business on 
March 20, 2017; and 

WHEREAS, the City Charter provides for City Council to appoint an Acting City 
Manager during the period of vacancy in the office and set his/her compensation; and 

WHEREAS, Mr. Coder will also oversee the utilities operations of the City; and 

WHEREAS, the City Council wishes to appoint Jeffrey B. Coder as Acting City 
Manager to serve until the employment date of a new City Manager appointed by City 
Council. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF THORNTON, COLORADO, AS FOLLOWS: 

1. That the City Council appoints Jeffrey B. Coder to serve as Acting City 
Manager effective at close of business on March 20, 2017. 

2. That the attached Employment Agreement is approved and the Mayor is 
authorized and directed to execute said Agreement. 

PASSED AND ADOPTED at a regular meeting of the City Council of the City of 
Thornton, Colorado, on , 2017. 

CITY OF THORNTON, COLORADO 

Heidi K. Williams, Mayor 

ATIEST: 

Nancy A Vincent, City Clerk 



EMPLOYMENT AGREEMENT 

This Agreement, made and entered into this 281h day of February, 2017, by and 

between the City of Thornton, a municipal corporation organized pursuant to the laws of 

the State of Colorado, hereinafter called the "CITY," and Jeffrey B. Coder, hereinafter 

called "MR. CODER," referred to as the Parties, both of whom agree as follows: 

WIT N E S S E T H: 

WHEREAS, the CITY desires to employ the services of MR. CODER, as Acting 

City Manager of the City of Thornton, as provided in Section 5.5 of the City Charter and 

by law; and 

WHEREAS, as Acting City Manager Mr. Coder will also oversee the utilities 

operations of the City; and 

WHEREAS, it is the desire of the CITY to provide certain benefits, establish certain 

conditions of employment, and to set working conditions for MR. CODER as Acting City 

Manager. 

NOW, THEREFORE, IN CONSIDERATION OF THE MUTUAL COVENANTS 

herein contained, the parties hereto agree as follows : 

SECTION 1: EMPLOYMENT, EVALUATION, TERMINATION 

(A) Duties 

CITY hereby agrees to employ MR. CODER as Acting City Manager 
of said CITY to perform all the duties and functions of City Manager 
including, but not limited to, overseeing utilities operations and those 
duties specified in Chapter V, Section 5.4 of the Thornton City 
Charter, and to perform such other duties as the City Council shall 
assign in its discretion. 



(B) Performance of Duties 

In the performance of MR. CODER's duties as Acting City Manager, 
MR. CODER shall comply with all rules, regulations, and procedures 
promulgated by the City Council with respect to City operations, 
including, but not limited to, rules, regulations and procedures 
concerning personnel, budgeting, submission of City Council 
information, performance appraisals, and the employment, 
promotion, discipline or termination of employees. Mr. CODER shall 
attend and shall be permitted to attend, all meetings of the governing 
body, both public and closed, with the exception of those closed 
meetings devoted to the subject of this Agreement, or any 
amendment thereto. 

(C) Term 

(1) MR. CODER agrees to remain in the exclusive employment 
of CITY while serving as the Acting City Manager until the 
date a new City Manager begins employment. In addition, the 
Parties agree that MR. CODER will return to his position as 
Deputy City Manager of City Development or other position if 
consented to by MR. CODER for a period not less than 
eighteen (18) months. 

(2) Nothing in this Agreement shall prevent, limit, or otherwise 
interfere with the right of City Council to terminate the services 
of MR. CODER as Acting City Manager at any time, for any 
reason provided; however, if such termination is for a 
reason(s) other than as stated in Section I, Paragraphs (E) 
(1 ), (2), and (3), MR. CODER shall be permitted to return to 
his previous role as Deputy City Manager of City 
Development or other position if consented to by MR. CODER 
for a period of not less than eighteen (18) months. 

(3) Nothing in this Agreement shall prevent, limit, or otherwise 
interfere with the right of MR. CODER to resign at any time 
from the CITY pursuant to the terms of this Agreement, 
subject to provisions set forth in Section I, Paragraph (E) (2) 
of this Agreement. 

(D) Hours of Work 

(1) The City's normal work hours and work days are, respectively, 
8:00 a.m. to 5:00 p.m. and Monday through Friday. MR. 
CODER will keep the City Manager's Office open during the 
City's normal work hours and work days. 
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SECTION II : 

(2) It is recognized that the City Manager must devote a great 
deal of time outside normal office hours to the business of the 
CITY, and to that end MR. CODER will be allowed to use 
administrative leave in a manner consistent with CITY policy 
and practice concerning the use of such leave provided that 
such leave shall not detract from or interfere with MR. 
CODER's performance of the duties of City Manager. 

(E) Termination 

(1) The parties agree that, the term of this Agreement 
notwithstanding, the Acting City Manager, pursuant to 
Charter, is considered in all respects an at-will employee, 
subject to termination at any time, for any reason at the 
discretion of the City Council. 

(2) In the event MR. CODER herein resigns this Acting City 
Manager position with the CITY, MR. CODER shall give the 
CITY sixty (60) days' notice in advance. 

(3) Should any provision of this Agreement be deemed by an 
agency or court of competent jurisdiction to be inconsistent 
with MR. CODER's status as an at-will employee, such 
provision shall be superseded by this Subsection (E) 
"Termination" and deemed void and unenforceable. 

(F) Additional Terms of Employment 

The City Council shall fix any other terms and conditions of 
employment, as it may determine from time to time, relating to the 
performance of MR. CODER, provided such terms and conditions 
are not inconsistent with or in conflict with the provisions of this 
Agreement, CITY Ordinances, CITY Charter, or any other law. 

PROFESSIONAL AND COMMUNITY DEVELOPMENT 

The following expenses shall be paid for by the CITY provided they are 
approved in the normal fashion by City Council and included in the annual 
budget for the City Manager's Office: 

(A) Travel, Training, Professional Associations 

(1) Registration, travel and subsistence expenses for MR. 
CODER to attend local, state, regional and international 
meetings of local government managers, including, but not 
limited to, the meetings of the Colorado Municipal League 
(CML), Colorado City and County Management Association 
(CCCMA), the American Planning Association (APA) and the 
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Annual Conference of the International City/County 
Management Association (ICMA). 

(2) Registration, travel and subsistence expenses for MR. 
CODER to attend various other municipal and/or professional 
meetings where MR. CODER's professional development 
would be enhanced or MR. CODER's attendance would be 
for the good of the CITY. 

(3) Travel and subsistence expenses for MR. CODER to attend 
such national, regional or state meetings of groups or 
committees on which MR. CODER serves as a member. 

(4) Travel and subsistence expenses of MR. CODER for short 
courses, institutes, and seminars that are necessary for MR. 
CODER's professional development, continuing education 
credits for his American Institute of Certified Planner's (AICP) 
and for the good of the CITY. 

(5) Travel and subsistence expenses of MR. CODER for official 
travel, meetings, and occasions, to adequately pursue 
necessary official and other functions for CITY. 

(B) Dues and Subscriptions 

The CITY shall pay necessary fees for MR. CODER to maintain his 
membership in the Urban Land Institute (ULI), the American Society 
of Landscape Architects (ASLA), APA, AICP, CCCMA and ICMA and 
fees for such other organizations for local government managers as 
are appropriate. 

SECTION Ill: COMPENSATION AND EXPENSES 

(A) Salary 

CITY agrees to pay MR. CODER for services rendered pursuant 
hereto an annual base salary of Two Hundred Seventeen Thousand 
Six Hundred Sixty-eight and No/1 00 Dollars ($217,668.00), payable 
in installments at the same time as other employees of the CITY are 
paid. Thereafter, MR. CODER shall receive any salary increases 
generally made available to employees in the CITY's Excluded Pay 
Plan who have received the same rating as determined appropriate 
by City Council. The Thornton City Council has appropriated, set 
aside and encumbered, and does hereby appropriate, set aside, and 
encumber, available and otherwise unappropriated funds of the CITY 
in an amount sufficient to fund and pay all financial obligations of the 
CITY pursuant to this Agreement. 
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(B) General Expenses 

CITY recognizes that certain expenses of a non-personal and 
generally job-affiliated nature are incurred by MR. CODER, and 
hereby agrees to reimburse or pay said reasonable expenses, and 
the Finance Director is hereby authorized to disburse such monies 
upon receipt of duly executed expense or petty cash vouchers, 
receipts, statements, or personal affidavits. 

(C) Automobile Expenses 

(1) MR. CODER shall receive an automobile allowance of Five 
Hundred Fifty and No/1 00 ($550.00) Dollars, per month. 

(2) From time to time, the CITY shall make available to MR. 
CODER an automobile for MR. CODER's use while his 
automobile is being repaired. 

(3) At any time during the life of the Employment Agreement, the 
CITY and the MR. CODER may, through mutual agreement, 
terminate the automobile allowance in preference of the CITY 
providing to MR. CODER exclusive and unrestricted use, at all 
times during the MR. CODER's employment, of an automobile. 
In such event, the CITY shall be responsible for paying for 
liability, property damage and comprehensive insurance and 
for the purchase, operation, maintenance, repair, and regular 
replacement of said automobile. 

(D) Severance Pay 

If City Council or a new City Manager terminates, requests the 
resignation resulting in termination or reassigns MR. CODER to a 
position that MR. CODER does not consent to during the term of this 
agreement as stated in SECTION I:(C)(1), the CITY agrees to pay 
MR. CODER all accrued but unpaid vacation or sick leave or other 
benefits that employees in the CITY's Excluded Pay Plan would 
receive at termination, plus a lump sum cash payment equal to six (6) 
months of his salary at the time of such termination or reassignment, 
provided he signs a waiver of any claims which he has or might have 
against the City, its elected or appointed officials, employees or 
agents arising from his employment with the City. The CITY shall be 
relieved of its obligation to make such severance payment if: 

(1) At the time of MR. CODER's termination, MR. CODER has 
been indicted for or convicted of any felony, any crime 
involving moral turpitude, dishonesty or personal pecuniary 
gain, or any crime committed while acting in the course of MR. 
CODER's official duties; or 
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(2) MR. CODER resigns this employment of MR. CODER's own 
initiative. 

(E) Technology Stipend 

The CITY shall provide MR. CODER with a monthly technology 
stipend as is provided to City Council members to compensate him 
for the City business use of his personal items such as: home 
computer, internet access, printer/fax machine, second telephone 
line, cellular phone, office supplies, etc. MR. CODER shall not be 
eligible for the automobile portion of such monthly stipend other than 
as provided in Section Ill, Paragraph C in this agreement. 

SECTION IV: FRINGE BENEFITS 

(A) CITY agrees to provide MR. CODER with fringe benefits in the same 
manner as is provided to employees in the CITY's Excluded Pay 
Plan. 

(B) Application of Existing Benefits 

All provisions of the CITY and rules and regulations relating to 
vacation and sick leave, disability and other fringe benefits and 
working conditions as they now exist or hereafter may be amended 
also shall apply to MR. CODER as they would to other employees of 
CITY, in addition to said benefits enumerated specifically for the 
benefit of MR. CODER, except as herein provided. 

SECTION V: LIABILITY 

(A) Bonding 

CITY shall bear the full cost of any fidelity or other bonds required for 
MR. CODER under any law or ordinance. 

(B) Indemnification 

CITY shall indemnify and hold harmless MR. CODER from any 
obligation to pay money or to perform or not perform any action 
including without limitation judgments, settlements, courts costs or 
any other liabilities which may be entered against MR. CODER, and 
will pay any claims made against MR. CODER and reimburse MR. 
CODER for any collections or payments of any kind by MR. CODER 
to any other person or entity where the same result from or arise out 
of MR. CODER's employment relationship with the CITY, whether 
during employment or after termination, provided however that such 
indemnification obligation shall not be applicable when the act or 
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omission upon which the judgment or claim is based is willful and 
wanton or if MR. CODER compromises or settles the claim without 
the consent of the CITY, as more specifically set forth at Section 24-
10-110 C.R.S. (Colorado Governmental Immunity Act). 

(C) Legal Representation 

(1) CITY agrees that it will, through the Office of City Attorney 
and/or other special counsel designated by the CITY, provide 
MR. CODER with legal representation when MR. CODER is 
party to litigation based upon MR. CODER's relationship to the 
CITY, and in addition, litigation based upon alleged acts or 
omissions arising out of or in the course and scope of 
employment. 

(2) CITY further agrees that such legal representation shall 
continue after termination of employment in any litigation 
commenced prior to such termination, and shall so continue 
until such litigation has been ended. CITY further agrees in 
the event the CITY fails to assume the defense of MR. CODER 
as contemplated at Section 24-10-110 C.R.S., that MR. 
CODER shall have the right to select MR. CODER's own 
counsel to represent MR. CODER in any such litigation arising 
out of the employment relationship, or based upon MR. 
CODER's position, employment or any acts arising out of and 
in the course and scope of MR. CODER's employment as 
aforesaid. The fees and costs of such representation shall be 
paid by the CITY. 

(3) MR. CODER shall reimburse CITY for reasonable attorney 
fees and costs incurred in the event that the Court determines 
that the injuries do not arise out of an act or omission of MR. 
CODER occurring during the performance of MR. CODER's 
duties and within the scope of employment or that the act or 
omission was willful and wanton as contemplated at Section 
24-10-110 C.R.S. 

(4) CITY further agrees that, in the event of a conflict of interest 
within the Office of City Attorney, or the refusal of the CITY to 
appoint special counsel, MR. CODER, pursuant to the 
provisions set forth in Paragraphs (1) and (2) above, shall have 
the right to select MR. CODER's own counsel to represent MR. 
CODER. 

(5) CITY further agrees that in those instances when MR. CODER 
is entitled to select MR. CODER's own counsel pursuant to 
Section V, Paragraph (C) (2) or (C) (4) of this Agreement, the 
CITY shall pay legal fees of such private counsel promptly 
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SECTION VI : 

upon submission of statement for same, in addition to any 
costs or expenses of litigation, subject to the exception set 
forth in Paragraph (C) (3) of this Section . 

(6) The CITY will not be held responsible for any legal fees of MR. 
CODER during an appeal of MR. CODER's dismissal from 
employment by City Council or by the new City Manager. 

DISCLOSURE 

MR. CODER shall report to the City Council any ownership interest 
in real property within the CITY, and shall report to the City Council 
any financial interest in any entity doing work for the CITY or from 
whom the CITY intends to make purchase. Such reporting shall be 
made in writing by MR. CODER to the City Council within thirty (30) 
calendar days of the execution of the Agreement and further within 
five (5) calendar days of acquisition of any such financial interest. 

SECTION VII : GENERAL PROVISIONS 

(A) The text herein shall constitute the entire Agreement between the 
parties and may be modified, amended or waived only by written 
instrument executed by both parties. No waiver of a breach hereof 
shall be deemed to constitute a waiver of a future breach, whether of 
a similar or dissimilar nature. 

(B) This Agreement shall be binding upon and inure to the benefit of the 
heirs at law and executors of MR. CODER. 

(C) If any provision or any portion thereof, contained in this Agreement is 
held to be unconstitutional, invalid or unenforceable, the remainder of 
this Agreement, or portion thereof, shall be deemed severable, shall 
not be affected, and shall remain in full force and effect. 

(D) Non-Assignment 

This Agreement is one for personal services to be provided by MR. 
CODER only, and may not be assigned. 

(E) Each party has cooperated in the drafting and preparation of this 
Agreement. Hence, in any construction to be made of this 
Agreement, the same shall not be construed against any party on the 
basis of that party being the "drafter." 

(F) This Agreement shall be governed as to its validity and effect by the 
laws of the State of Colorado. 
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(G) Notices 

Notice pursuant to this Agreement shall be given by the CITY to MR. 
CODER by personal service at the Thornton Civic Center, 9500 Civic 
Center Drive, during normal hours and by email at 
jeff. coder@cityofthornton. net. 

Notice pursuant to this Agreement shall be given by MR. CODER to 
the CITY by email to the Mayor with copy to the City Attorney. 

(H) MR. CODER's salary upon return to Deputy City Manager of City 
Development position shall be at the amount equivalent to the highest 
performance rating available to employees in the Excluded Pay Plan 
for the 2016-2017 review period or future review periods, as 
applicable. 

IN WITNESS WHEREOF: The CITY OF THORNTON has caused this Agreement 
to be approved by its City Council and to be executed by its Mayor and duly attested by 
its City Clerk, and MR. CODER has signed and executed this Agreement, both in 
duplicate, the day and year first above written. 

Heidi K. Williams, Mayor 

ATTEST: 

Nancy A. Vincent, City Clerk 

APPROVED AS TO FORM: 

Luis A. Corchado, City Attorney 
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