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Chapter 3.0  Station Area 
Market Potential
The  Project Team conducted a detailed market study to analyze the 
potential demand for residential, retail, and office uses in the Station 
Area. The study considered local market trends, competitive development 
projects, stakeholder and City feedback, as well as input from local and 
national developers. This analysis formed the basis for planning the types 
and intensities of uses described in Chapter 4. It should be noted that, as 
with any plan and ultimate development project, the actual mix and timing 
of development will likely vary based upon a variety of factors including the 
needs of the property owners, the development and financial markets, the 
timing and cost of public sector improvements and assistance, and level of 
private sector investment. 

This chapter provides an overview of key market study results and Appendix 
A includes the full market study documentation.

3�1     Primary and Regional Market Areas

For purposes of the market analysis, a Primary Market Area and Regional 
Market Area were designated for the Thornton Crossroads at 104th Station 
Area (Figure 3.1). The market areas are drawn to reflect the potentially 
broad regional nature of the Station Area. 

The Primary Market Area reflects the locations of the most competitive 
and comparable residential projects to a future project at the Thornton 
Crossroads at 104th Station Area. The Primary Market Area is bordered by 
I-25 to the west and most of the developed area along the eastern boundary 
of Thornton. 128th Avenue is its northern boundary.  It extends through  
Original Thornton to the south. 

Because the Thornton Crossroads at 104th Station is located along a major 
highway corridor, it has the potential to serve a much broader Regional 
Market Area, particularly for commercial services, including lodging, 
entertainment, and offices. The Regional Market Area therefore extends 
up to 144th Avenue. It is bordered by Federal Boulevard to the west, south 
Thornton to the south and the developed area of Thornton to the east. Most 
of the Regional Market Area is in Adams County, although a small portion 
lies within Broomfield County. 



3-2 |

Figure 3�1: Thornton Crossroads at 104th Station Market Areas

3.2 Residential Market Demand

While TOD market studies typically focus on higher density multifamily 
development close to the station, the Project Team also examined the 
single-family residential market because of the neighborhood context 
and land availability in the area. In order to estimate the level and type 
of residential demand in the station area, DRCOG growth forecasts for 
the Primary Market Area are estimated and vacancy rates and other 
development assumptions are applied to these forecasts. 

Residential Rental Demand

According to the market analysis results, approximately 6,000 units would 
be needed for rental housing in the Market Area. Assuming the Station Area 
captures 25% of the low, moderate, and middle income ranges within the 
Market Area, the Station Area could accommodate a range of 600 to 1,000 
rental units. This demand assumes that the station area becomes a focal 
point for new residential development. 

The highest percentage of households for the Primary Market Area, Regional 
Market Area and Adams County, have incomes that fall into the $50,000 
to $74,999 range. Based on this information, the most likely target market 
for the Station Area would fall in the middle income ranges of $50,000 to 

Although homebuilding in 
Thornton slowed during 
the Great Recession, 
the residential economy 
appears to be returning.  
In 2012, 527 residential 
building permits were 
issued in Thornton. Since 
2006, about 22% of the 
residential permits issued 
were for multifamily units. 
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$75,000 and would pay $1.20 per square foot per month for residential 
rentals, which is substantially lower than what downtown Denver residents 
pay at over $2.00 per square foot per month. 

The Station Area is likely to attract the younger demographic (ages 25-34) 
that many of the downtown Denver projects are aiming for, but at a much 
lower price point. Specifically, the young urban professionals are likely to be 
drawn to the area because of easy accessibility to downtown, cheaper rents, 
and larger units. This group likes to work and play in downtown Denver, but 
prefers the price points of units outside of downtown. 

For-Sale Residential Demand

According to the market analysis results, approximately 14,700 additional 
units would be needed for For-Sale housing in the Market Area. Of those, 
an estimated 55% of units would be needed for ownership housing, based 
on an extrapolation of current housing tenure in the Market Area. Assuming 
the Station Area is able to capture between 2% and 15% by price point in 
the low, moderate, and middle income ranges, approximately 380 to 450 
patio homes and single-family detached units could be developed within the 
station area. 

One of the challenges currently inhibiting the development of attached 
residential ownership units is the existing construction defects law. While 
condo and attached housing units were formerly 20% of all new ownership 
units built, their current share has shrunk to less than 5% of ownership 
units constructed in the Denver Metro area. Today, there is a liability risk for 
builders, developers, and subcontractors posed by current laws that make it 
easy for homeowners’ associations to file large, class-action lawsuits against 
builders for construction problems associated with new, for-sale housing 
units, such as condominiums. The resulting slowdown in condo construction 
has had serious implications for development around new transit stations 
and for new housing options for first-time and lower-income home buyers. 

Assuming the construction defects issue is resolved the Station Area could 
see a greater share of for-sale attached units. According to the market 
analysis, an estimate of 150 to 200 attached units – including townhomes, 
duplex units and condos – could be developed within the Station Area.

Senior Housing and Services Demand

Another example of a potential residential niche that could be appropriate 
for the Station Area would be senior housing and the continuum of care 
associated with senior housing, from senior apartments to assisted living.  
While the Regional Market Area has a range of senior housing services, 
there is potential additional demand, given the projected population growth 
in the immediate area.  

According to the market analysis results, there is potential demand for up 
to 200 senior housing units within the Station Area. The market demand is 
not very deep and should be tested prior to any development in the area. 
There are a lot of services in the area, and it is easy to overstate the demand 
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for these types of units, particularly given the desire by most people to stay 
in their current homes as long as possible while they age. However, as the 
population increases and ages, the potential demand would likely deepen.

3.3 Commercial Market Demand

The commercial market analysis examined current and future retail demand 
and supply in the market areas. 

The Thornton Crossroads at 104th Station Area will be located adjacent to 
the Colorado Marketplace, an Albertsons anchored neighborhood shopping 
center, built in 1998, and currently operating at about 98% occupancy. The 
center serves as a valuable source of tax revenue for the City and serves a 
neighborhood need. While Albertsons, in particular, may need to address 
access and delivery issues because of the new station, there is little market 
impetus to make any immediate changes to the center itself. The Colorado 
Marketplace may see the opportunity to take advantage of the additional 
customers they may draw from the commuter rail station. On the other 
corners of the Colorado Boulevard and 104th Avenue intersection, there 
may be infill and redevelopment potentials. Although in the immediate 
future, they are likely to be in a standard suburban configuration oriented to 
highway access and primarily serving the local neighborhood.  

One of the challenges with respect to additional commercial services in 
the area is the fairly significant amount of commercial services available in 
the Thornton market already. While the Colorado Marketplace does well, 
it struggles to compete with other parts of the City. Based on the market 
analysis, however, there is demand for up to 50,000 square feet of additional 
retail services, primarily restaurant and eating locations, most of which 
would be on infill parcels along Colorado Boulevard or 104th Avenue in pad 
site configurations.  

Long term, there is a desire to create a regional retail and commercial 
services center near the station. Currently, most of the regional retail 
and entertainment options are centered along I-25 and major corridors. 
Like other older commercial centers that have transitioned over time, the 
potential for Colorado Marketplace to redevelop becomes more of a reality 
once the rail corridor is constructed and population and employment in the 
larger regional area increases. 

3.4 Office Market Demand

Based on the current jobs forecast for the Regional Market Area and 
respective requirements for office space, the Regional Market Area may 
see demand for an additional 2 million square feet of office space by 2035. 
Much of this demand however, will be oriented to the I-25 corridor. That 
said, there may be smaller office space users who would desire to be closer 
to the station; and this use becomes more viable once the rail line has 
been constructed. Assuming a modest capture rate of 1-5% would result in 
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potential demand for 20,000 to 100,000 square feet of office in the Station 
Area. However, proactive economic development activities would potentially 
be necessary to attract office users to the area. 

3.5 Summary of Station Area Market Potential

Table 3.1 details the future development potential for residential, retail,  
commercial, and office development based on the results of the market 
analysis. The Project Team incorporated the forecast land use estimates into 
the development of Land Use Concepts described in the following chapter.

Table 3.1: Summary of Station Area Developmental Potential

Land Use Type Market Forecast

Residential	 Multifamily	Rental:
Condos/Townhomes:

Single-Family	Detached/Patio	Homes:	
Senior	Continuum	of	Care:

Total:

600 - 1,000 units 
150 - 200 units
380 - 450 units
200 units
1,330 - 1,850 units

Retail and Commercial Up to 50,000 square feet

Office Up to 50,000 square feet
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