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Commuters in the City of Thornton will soon have 
the option to travel by rail. The North Metro 
Corridor that will pass through the City of Thornton 
is one of the new rail corridors included in the 
Regional Transportation District’s (RTD) FasTracks 
plan. FasTracks is a comprehensive plan for the 
design and construction of high-quality transit 
service and facilities in Metro Denver. When 
completed, FasTracks will add 122 miles of new 
light rail and commuter rail, 18 miles of bus rapid 
transit service, over 21,000 new parking spaces at 
rail and bus stations, and expanded bus service in all 
areas.  

This market study focuses on the Eastlake Station 
area in the City of Thornton. The station will be 
located directly north of East 124th Avenue along 
Claude Court and will border the historic community 
of Eastlake. It will be approximately 1/2-mile north 
of 120th Avenue, a major Thornton thoroughfare.  

Nearly 260 acres of property is either vacant or 
underutilized in the Eastlake Station planning area. 
The Eastlake Station planning area encompasses 
about one-square-mile of land, stretching from 120th 
Avenue on the south to 128th Avenue on the north, 
Washington Street on the west and Claude Court and 
the historic Eastlake community on the east. These 
boundaries encompass an area that includes a mix of 
existing uses, ranging from primarily retail on the 
south to office and industrial on the north and west 
to residential on the east. The region also includes 
large amounts of mainly contiguous vacant land, 
giving it a somewhat rural and undeveloped feel. A 
major attribute of the Eastlake Station planning area 
is its parks and trails system, providing strong 
neighborhood amenities. 

The current residents surrounding the Eastlake 
Station area identify with historic Eastlake. The 
historic grain silo west of 1st Street between Lake 
and Birch Avenues is a proud reminder of the area’s 
agricultural heritage. The existing residents have 
relatively higher incomes, are more educated, and 
are slightly younger than residents of the City of 
Thornton and the Metro Denver region. Home prices 
in the area surrounding Eastlake Station are slightly 

higher than the City of Thornton, but are more 
affordable than the Metro Denver area as a whole.  

The Eastlake Station planning area contains several 
large owner-occupied industrial and office facilities, 
including Hunter Douglas, Adams 12 Five Star 
Schools, Auto-Trol, the City of Thornton, and the 
City of Northglenn. There is little multi-tenant space 
in the area as industrial and office users are more 
attracted to higher visibility options along I-25 and 
other major roadways. 

Retail development in the Eastlake Station planning 
area is more pronounced along 120th Avenue, a 
major thoroughfare in the City of Thornton. While 
there are some small retail spaces in Eastlake, poor 
transportation access and lack of visibility pose 
challenges to retail development currently.  

Rail enters the Eastlake Station planning area by 
about 2015 with the completion of the North Metro 
Corridor. As the context of the study area is 
modified with the addition of transit, and keeping 
the strengths and weaknesses of the site in mind, 
new development opportunities emerge: 

• Redevelop and revitalize Eastlake, utilizing 
historic features such as the grain silo as focal 
points for the planning area. 

• Consider an educational facility or other 
community use as a transition between the 
Lambertson’s property and the Adams 12 
administration buildings. 

• Mid-density residential with resident-serving 
retail and office are likely to be the most 
successful new uses. 

• Mid-density residential provides the opportunity 
to diversify housing opportunities in the area in 
terms of both price and configuration. 

• Local businesses would like greater restaurant 
opportunities 

Specifically, this one square mile of land may 
accommodate the following uses in addition to the 
existing development by 2030: 
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• 1,600 – 2,000 mid-density residential units 

• 194,000 – 264,000 square feet of office space 

• Up to about 3,500 square feet of new medical 
office space 

• Up to 1 million square feet of industrial space 
(assuming that Hunter Douglas follows through 
with its future development plans) 

• 155,600 square feet of retail space 

• Additional park and open space areas, especially 
at Eastlake 1 and the existing grain silo in 
Eastlake 

• Potential educational facility, such as a 
vocational or technical school 

Preferred uses are oriented to residential units and 
small, neighborhood-serving retail and office spaces 
in close proximity to Eastlake Station. Denser retail 
uses are likely to be located along 120th Avenue 
while the office and industrial opportunities are 
more likely to follow Washington Street. 

Given the extended nature of this study’s timeframe, 
the economic trends analysis and development 
opportunities are discussed more qualitatively as 
opposed to quantitatively. While this report provides 
a baseline for development opportunities, conditions 
should be carefully re-evaluated in light of 
prevailing market conditions at the time that 
development begins.  

 



INTRODUCTION 
 

 Page 1 
Glatting Jackson Kercher Anglin 
Eastlake Station TOD Market Study 

Commuters in the City of Thornton will soon have 
the option to travel by rail. The North Metro 
Corridor that will pass through the City of Thornton 
is one of the new rail corridors included in the 
Regional Transportation District’s (RTD) FasTracks 
plan. FasTracks is a $6.1 billion, 12-year 
comprehensive plan for the design and construction 
of high-quality transit service and facilities in Metro 
Denver. When completed, FasTracks will add 122 
miles of new light rail and commuter rail, 18 miles 
of bus rapid transit service, over 21,000 new parking 
spaces at rail and bus stations, and expanded bus 
service in all areas.  

In addition to the 37 transit stations already in 
operation in Metro Denver, FasTracks will add 57 
new stations throughout the region. RTD is 
proposing eight stations for the North Metro 
Corridor, which would be located at the 
Coliseum/Stock Show, Commerce City, 88th 
Avenue, 104th Avenue, 112th Avenue, 124th 
Avenue (Eastlake Station), 144th Avenue, and 
162nd Avenue. The last five stations, from 88th 
Avenue to 162nd Avenue, are located in the City of 
Thornton. RTD plans to complete rail transit service 
along the North Metro Corridor by 2015.  

These stations are an opportunity for community and 
business development over the next decade. The 
addition of rail transit modifies the economic context 
surrounding the stations and opens opportunities for 
transit-oriented developments (TOD). 

The Center for Transit Oriented Development 
detailed the opportunities for TOD in the Metro 
Denver market in a February 2007 report. They 
forecast the demand for housing in transit-oriented 
developments could grow from 45,000 households 
in transit-oriented developments in 2007 to 155,000 
households demanding TOD housing by 2030. 
Thornton, with several proposed stations within the 
city limits, has the opportunity to capture a large 
share of this demand. 

This market study focuses on the Eastlake Station 
area in the City of Thornton. The station will be 
located directly north of East 124th Avenue along 

Claude Court and will border the historic community 
of Eastlake. It will be approximately 1/2-mile north 
of 120th Avenue, a major Thornton thoroughfare.  

The City of Thornton is coordinating the 
development of a master plan to help ensure that 
new development in the Eastlake Station area 
functions well as a transit stop and fits with the 
surrounding area. The City of Thornton hired 
Glatting Jackson Kercher Anglin to prepare a master 
plan for the Eastlake Station area. As part of this 
effort, Development Research Partners is providing 
the real estate analysis to quantify the residential and 
nonresidential development and redevelopment 
opportunities within the station area. 

This study describes the current and projected 
economic conditions in the 1/2-mile radius 
immediately surrounding the station, a broader 
market area extending a mile west of the station to 
Washington Street, the City of Thornton, and the 
Metro Denver region. The Metro Denver region is 
defined to be an eight-county area including Adams, 
Arapahoe, Boulder, Broomfield, Denver, Douglas, 
Jefferson, and Weld Counties. 

This report includes two main sections. The first 
section identifies current economic conditions and 
trends in the study area. The data and analysis in this 
section is based upon the most current information 
available as of July 2008. The second section 
discusses development opportunities for the study 
area. Two time periods are considered in this 
section: the short-term extending to 2015 and the 
long term extending to 2030. Each section is 
organized into residential, office and industrial, 
retail, and community land uses.  

Given the extended nature of even the short-term 
timeframe, the economic trends analysis and 
development opportunities are discussed more 
qualitatively as opposed to quantitatively. While this 
report provides a baseline for development 
opportunities, conditions should be carefully re-
evaluated in light of prevailing market conditions at 
the time that development begins.  
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Geographic Overview 
Four distinct geographic areas are discussed in this 
economic trends analysis: the 1/2-mile radius, the 
Eastlake Station planning area, the City of Thornton, 
and Metro Denver. These four geographic areas are 
described below. 

The first geographic area is the Eastlake Station 1/2-
mile radius. A 1/2-mile radius is utilized in TOD 
market analyses derived from what is considered 
reasonable walking distance around the transit 
station. The 1/2-mile radius encompasses where 
businesses and residents may locate for the most 
convenient rail transit access. This area is roughly 
bounded by 120th Avenue to the south, 128th 
Avenue to the north, Eastlake Shores Park and 
Steele Street to the east and Lafayette Street on the 
west.  

The 1/2-mile radius is predominantly existing 
residential to the east of the proposed station site and 
encompasses the four-block historic community of 
Eastlake. The west side of the station site is 
predominantly vacant land, giving the area a rural 
feel. In addition, about 15 percent of the land area 
west of the station is currently in commercial, 
industrial, or municipal use. While most of this area 
is located within the City of Thornton, there is also a 
large portion of the land that lies within the City of 
Northglenn’s boundaries, including the area roughly 
south of 124th Avenue between Claude Court and 
Irma Drive. 

One of the goals of the current planning effort for 
the Eastlake Station is to buffer and maintain the 
existing neighborhoods. Since half of the property 
within the 1/2-mile radius is already developed, the 
economic and demographic attributes of the area 
provide context for the future planning efforts. 
However, most of the new development opportunity 
lies to the west of the station site. This area is the 
second geographic area discussed in this report, 
referred to as the Eastlake Station planning area. 

The Eastlake Station planning area is roughly one 
square mile and is bounded by 128th Avenue on the 

north, 120th Avenue on the south, Washington 
Street on the west, and Claude Court and the 
Eastlake community on the east. There are several 
developed and utilized properties in the Eastlake 
Station planning area, ranging from the Hunter 
Douglas and Auto-Trol properties along Washington 
Street, to residential and retail developments along 
120th Avenue, to the Adams 12 Five Star Schools 
administration building on 128th Avenue. Still, 
about 40 percent of the planning area, or roughly 
260 generally contiguous acres, is currently vacant 
or underutilized land. 

Land Use Mix in 1/2-mile Radius

35.9%

49.6%

11.0%

1.2% 1.9% 0.5%

Residential

Vacant/Underdeveloped

Industrial

Retail

Municipal/Community

Office

 

The third geographic area discussed in this report is 
the City of Thornton. Thornton’s population, 
industries, commuting patterns, and growth also 
influence the composition of future development 
opportunities in the planning area.  

The last geographic area included in the report is the 
Metro Denver region. Thornton is located in 
Adams County, in the north and central portion of 
the Metro Denver region, defined to include Adams, 
Arapahoe, Boulder, Broomfield, Denver, Douglas, 
Jefferson, and Weld counties. Metro Denver regional 
growth and the completion of the other transit lines 
throughout the region will influence development 
patterns at the Eastlake Station. 
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Residential Characteristics 
Existing residential development within 1/2-mile of 
the proposed Eastlake Station makes up nearly 36 
percent of the total land uses. Residential 
development includes both single-family and multi-
family units. Single-family residential development 
within the 1/2-mile radius is found on the east side 
of Claude Court. Multi-family apartment complexes 
and the Pavilion Lofts Condos lie west of Claude 
Court, just north of 120th Avenue. There are no 
townhomes in the area. 

Demographics 
There were approximately 3,900 people within the 
1/2-mile radius in 2006, representing an increase of 
5.1 percent per year since 2000. The 1/2-mile radius 
included nearly 1,800 households with an average of 
2.24 persons per household.  

Thornton’s northward expansion was the major 
driver of growth in the Eastlake Station planning 
area in the 1990s and early 2000s. Thornton’s 
population has grown rapidly since 1995, peaking at 
a 7.3 percent growth rate in 2001. Since 2000, 
Thornton’s population growth rate has averaged 4.9 
percent per year, slightly lower than the 1/2-mile 
radius. Thornton was the place of residence for 
109,561 people in 38,517 households in 2006. 

Thornton Population Growth 

Year Population Growth
2000 82,384 
2001 88,434 7.3%
2002 93,655 5.9%
2003 97,855 4.5%
2004 101,763 4.0%
2005 105,444 3.6%
2006 109,561 3.9%

Source: Colorado State Demography Office. 

Thornton has been one of the fastest growing 
communities in Metro Denver. The population 
growth rate in Thornton has exceeded Metro 
Denver’s average growth rate each year since 2000.  

Metro Denver Population Growth 

Year Population Growth
2000 2,581,506 
2001 2,670,019 3.4%
2002 2,718,340 1.8%
2003 2,760,469 1.5%
2004 2,806,759 1.7%
2005 2,851,882 1.6%
2006 2,910,742 2.1%

Source: Colorado State Demography Office. 

Owner-occupied households are significantly larger 
than renter households in the 1/2-mile radius with an 
average of 2.68 persons, compared to an average of 
1.85 persons in renter households. Owner-occupied 
units house 56 percent of the population and make 
up 47 percent of the total housing units. 

The average household size in Thornton in 2006 was 
slightly larger than the Eastlake Station area with 
2.83 persons per household. The size of owner and 
renter households in Thornton is similar with 
averages of 2.96 persons and 2.8 persons 
respectively. This is a smaller gap than existed in 
2000 when owner households averaged 2.91 persons 
and renter households averaged 2.57 persons. 

The median age of the population within the 1/2-
mile radius is 32.1 years, slightly older than the 
median age of 30.8 years for the City of Thornton 
but younger than the Metro Denver median age of 
33.8 years. Further, 80.2 percent of the population is 
white, 13.1 percent is Hispanic or Latino, 1.9 percent 
is Asian, and 1.9 percent is Black or African 
American. 
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Median Age of Residents 

1/2-mile radius* 32.1
Thornton 30.8
Metro Denver 33.8
  Adams 31.4
  Arapahoe 34.5
  Boulder 33.4
  Denver 33.1
  Douglas 33.7
  Jefferson 36.8
  Weld 30.9

Source: U.S. Census Bureau, 2000 Census. 
*Census Tract 85.29 in Adams County. 

According to 2004 Local Employment Dynamics 
data from the U.S. Census Bureau, nearly 24 percent 
of the residents within a 1/2-mile radius of Eastlake 
Station are employed in the City and County of 
Denver. The proposed station is approximately 14 
miles from the center of downtown Denver. 

2004 1/2-mile* Commuter Shed 
(Place of Work for residents in the 

1/2-mile radius) 

Place of Work 
Percent of 
Residents

Denver 23.8%
Westminster 7.2%
Thornton 6.3%
Northglenn 5.8%
Broomfield 4.7%
Aurora 4.0%
Lakewood 3.6%
Commerce City 3.5%
Boulder 3.2%
Greenwood Village 2.4%
All Other 35.5%
Source: U.S. Census Bureau, Local Employment Dynamics 2004. 

*Census Tract 85.29 in Adams County. 

Households in the 1/2-mile radius have higher 
incomes than households in Thornton and Metro 
Denver. According to the 2000 Census, median 
household income in the 1/2-mile radius is $58,073, 
higher than the City of Thornton median household 
income of $54,445 and the Metro Denver median of 
$51,088 for the same period.  

Median Household Income of Residents 
1/2-mile radius* $58,073
Thornton $54,445
Metro Denver $51,088
  Adams $47,323
  Arapahoe $53,570
  Boulder $55,861
  Denver $39,500
  Douglas $82,929
  Jefferson $57,339
  Weld $42,321

Source: U.S. Census Bureau, 2000 Census. 
*Census Tract 85.29 in Adams County 

Higher median incomes are also reflected in the 
educational attainment of residents in the 1/2-mile 
radius. According to the 2000 census, 92.4 percent 
of the population 25 and over was a high school 
graduate or higher. In addition, 27.4 percent of the 
population 25 and over had a bachelor’s degree or 
higher. The educational attainment rates for 
Thornton were slightly lower in 2006, with 84.7 
percent of the adult residents completing high school 
and 24.1 percent with a bachelor’s degree or higher. 

Market Conditions 
There are three distinct residential neighborhoods in 
the 1/2-mile radius. Residences and platting in the 
roughly four-block Eastlake neighborhood display 
historic, rural qualities. Residences surrounding 
Eastlake are tract homes, the construction of which 
followed Thornton’s rapid population growth which 
started in the early 1990s and continued through the 
early 2000s. Multi-family housing units are clustered 
south of the site on Claude Court and 120th Avenue.  
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The Eastlake neighborhood is characterized by its 
unique street layout. The streets were oriented 
according to the railroad tracks and train station 
instead of an east-west or north-south pattern. About 
half of Eastlake’s 50 or so residential structures were 
built before 1950, with some homes built as early as 
1905. Only about nine of Eastlake’s residences were 
built since 1991. 

Eastlake is a low density neighborhood with an 
average of about three dwelling units per acre. While 
many of the lots are deep and narrow with a back 
alleyway, a few of the lots are on a half acre of land 
or more. The value of land and improvements varies 
widely in Eastlake, as well as the size and style of 

homes. Eastlake also retains its own 
unique zoning which has helped preserve 
its character. Several of the residential 
structures along Lake Avenue and 1st 
Street are zoned commercial. 

Other residences within the 1/2-mile 
radius have been built mostly in the last 
two decades. Development of Eastlake 
Village, just southwest of Eastlake Shores 
Park, was limited throughout the 1980s 
and early 1990s. However, development 
escalated from 1992 to the subdivision’s 
buildout in 1999. Over 360 single-family 
homes are in Eastlake Village, with an 
average density of about six dwelling 
units per acre. 

West of Eastlake Shores Park is the 
Eastlake Estates and Eastlake Shores 
subdivisions. Eastlake Estates borders 
Eastlake to the north. It has the lowest 
density tract housing in the 1/2-mile 
radius with 5.4 dwelling units per acre. 
Eastlake Shores has higher density single-
family homes. Density is about 7.4 
dwelling units per acre with most lots 
smaller than 1/10 acre.  

Home Prices 
Home prices in the Eastlake Station region 

are higher than home prices in Thornton. Further, the 
demand for homes in and around the 1/2-mile radius 
has been stronger than the rest of Thornton as 
measured by home sales activity. In order to analyze 
the single-family housing market, data was collected 
for the 80421 (broader area around the Eastlake 
Station planning area) and 80614 (Eastlake only) zip 
codes. This area is referred to as the North/Central 
Thornton region in the following analysis.  

The median sales price of homes for first quarter 
2008 in the North/Central Thornton region was 
$203,900, compared to $170,250 for Thornton as a 
whole. The median sales price in Metro Denver in 
the first quarter of 2008 was $209,900. The median 

Summary Demographic Statistics 

 1/2-Mile 
Radius Thornton 

Metro 
Denver

Population, 2000 2,864 82,384 2,581,506
Population, 2006 3,867 109,561 2,910,742
Annual average population 
growth rate, 2000-2006 5.1% 4.9% 2.0%

   
Households, 2000 1,280 28,882 1,003,218
Households, 2006 1,780 38,517 1,122,041
Annual average household 
growth rate, 2000-2006 5.6% 4.9% 1.9%

   
Average household size1 2.24 2.83 2.53
  Owner-occupied1 2.68 2.91 2.67
  Renter-occupied1 1.85 2.57 2.26
Vacancy rate1 11.4%2 6.2% 8.1%
   
Educational attainment1   
  High school graduate or higher1 92.4%3 84.7% 87.6%
  Bachelor’s degree or higher1 27.4%3 24.1% 36.7%
   
Median household income, 2000 $58,0733 $54,445 $51,088
Median household income, 2006 --- $58,042 $55,350
Median age, 2000 32.13 30.8 33.8
Median age, 2006 --- 31.9 35.1

Sources: U.S. Census Bureau, 2000 Census; U.S. Census Bureau, American Community 
Survey 2006; Colorado State Demography Office. 

1 - 2000 Census data for 1/2-mile radius; 2006 American Community Survey data for 
Thornton and Metro Denver. 
2 - Vacancy rate was high due to vacancies at the recently constructed apartments south of 
the station site. 
3 - Census Tract 85.29 in Adams County. 
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price of homes sold throughout Metro Denver has 
dropped for the last several quarters. 

The number of homes sold in North/Central 
Thornton has increased 1.1 percent for the four 
quarters ending in first quarter 2008 compared to the 
previous four quarters. This compares to a decline of 
34.3 percent in the number of homes sold in 
Thornton for the same period and a decline in Metro 
Denver of 3.9 percent. 

Median Home Prices 

$150,000

$175,000

$200,000

$225,000

$250,000

2Q06 3Q06 4Q06 1Q07 2Q07 3Q07 4Q07 1Q08

North/Central Thornton Thornton Metro Denver

Source: Colorado Comps, LLC. 

Thornton has maintained an above average rate of 
occupied housing units. The house vacancy rate in 
Thornton was 6.2 percent in 2006. This is the second 
lowest vacancy rate for municipalities in Adams 
County. According to the 2006 American 
Community Survey, the homeowner vacancy rate is 
4.5 percent, and the rental vacancy rate is 6.8 
percent. The Metro Denver rate was 8.1 percent over 
the same time period. 

Apartment Vacancy and Rent 
Two multi-family apartment complexes are within 
1/2-mile of the proposed Eastlake Station. The 562-
unit Gleneagles apartment complex, north of 120th 
Avenue along Claude Court, had two phases built in 
1998 and 2000. The 208-unit Registry apartments 
are located on the corner of 120th Avenue and 

Claude Court. Both of these complexes are in City 
of Northglenn boundaries. 

Four other apartment complexes are just outside of 
the 1/2-mile radius around the proposed station. The 
Red Hawk Ranch, Pinnacle at Hunter’s Glen, 
Waterford Place, and Hawthorne Hill apartments 
together comprise another 1,320 units. 

Demand for apartments has been weaker in 
Thornton than in the Metro Denver region over the 
past year. The Metro Denver Apartment Vacancy 
and Rent Survey reported the Thornton/Northglenn 
apartment vacancy rate rose above the Metro Denver 
rate in the second quarter of 2007. The gap between 
the Thornton vacancy rate and Metro Denver 
vacancy rate has increased since that time. Average 
vacancy rates in the first quarter 2008 were 6.6 
percent for the Thornton/Northglenn submarket and 
5.9 percent for the Metro Denver region. The 
average vacancy rate for the Thornton/Northglenn 
submarket reached 8.7 percent in fourth quarter 2007 
compared to 6.1 percent for Metro Denver in the 
same quarter. 

Average rental rates have been volatile over the past 
year for the Thornton/Northglenn market. The 
average rate has ranged from a low of $837 per 
month in third quarter 2007 to a high of $877 per 
month in fourth quarter 2007. As of the first quarter 

Apartment Vacancy Rates 

0.0%

2.0%

4.0%

6.0%

8.0%

10.0%

2Q06 3Q06 4Q06 1Q07 2Q07 3Q07 4Q07 1Q08

Thornton/Northglenn Metro Denver

Source: Metro Denver Apartment Vacancy and Rent Survey. 
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2008, the average apartment rent rate in the 
Thornton/Northglenn submarket equaled the average 
Metro Denver rate of $861.  

Future Plans 
No immediate plans exist for any substantial 
residential development within the 1/2-mile radius or 
the Eastlake Station planning area. However, 
planning and development throughout the City of 
Thornton affects future growth and development at 
the site. These plans range from single-family 
attached units on the east side of Eastlake Shores 
Park to the Thorncreek Village mixed-use district 
northwest of the Eastlake Station planning area at 
128th Avenue and Washington Street. 

There are 1,155 housing units adjacent to the 
Eastlake Station planning area that have either 
started the City’s approvals process or have been 
approved, but none are currently under construction. 
This includes 290 multi-family units on the 
northwest corner of 128th and Washington Street, 
595 single-family units to the east of Eastlake 
Shores Park, and 270 single-family units northeast 
of 128th and I-25. 

The bulk of the proposed residential development in 
the City of Thornton is found in the northeast corner, 
surrounding E-470 between 144th Avenue and 160th 
Avenue, pushing into Weld County. 

Office and Industrial Characteristics 
The 1/2-mile radius has a strong industrial 
component with 11 percent of the land use devoted 
to existing industrial purposes. Existing industrial 
land uses make up most of the real commercial 
property values in the region. The major industrial 
facility is the Adams 12 Five Star Schools’ 
administration buildings, which include both office 
and industrial components. Two buildings occupy 
the 44-acre parcel which is located south of 128th 
Avenue and east of Lafayette Street. The major 
facility is a 380,000-square-foot building built in 
1993 that was formerly a Whole Foods distribution 

center. A 36,000-square-foot extension was added in 
2004. 

The facility is a source of revenue for the school 
district as it rents space to various manufacturers. 
Currently, Allegro coffee and Design Fabricators, 
Inc. maintain their headquarters and operations at the 
site. 

Vacancy rates for industrial property within a 1/2-
mile radius of the proposed station or in close 
proximity have remained at or below five-percent 
from the first quarter of 2005 to the first quarter 
2008. Most of the buildings in the area are owned 
rather than leased, contributing to a lower vacancy 
rate. However, the second quarter 2008 vacancy rate 
jumped up to 21.4 percent due to a manufacturer 
moving from the Adams 12 Five Star Schools’ 
administration building. This has left 139,500 square 
feet of vacant industrial space.  

Other key industrial facilities in the Eastlake Station 
planning area include the Hunter Douglas 
manufacturing facility located near the southeast 
corner of Washington Street and 128th Avenue; 
Washington Center, a commercial and industrial 
park located at about 124th Avenue and Washington 
Street that is mainly vacant land; and several City of 
Thornton and City of Northglenn maintenance 
operations properties. 

The vacancy rate for industrial space within a five-
mile radius of the Eastlake Station has dropped 
significantly in the past year. The rate peaked at 17.8 
percent in 2006 and is currently at 6.4 percent. 
Rental rates similarly spiked in 2006 at $5.68 per 
square-foot and have fallen in the last year. The 
current rate is $5.24 per square-foot. Industrial 
properties in the Eastlake Station planning area must 
compete with properties in the larger market area 
that provide greater visibility and easier access to I-
25 and I-76.  
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Industrial Vacancy and Rental Rates 
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While the industrial market has enjoyed some 
successes in the Eastlake Station planning area, it 
has had various challenges. A major hurdle to the 
location is access. Many of the existing roads 
serving the site cannot support large volumes of 
traffic. Access to I-25 is limited to Washington 
Street and 120th Avenue. Industry in the area has 
also suffered from newer, competing business parks 
in Northglenn, Westminster, Broomfield, and 
Commerce City. 

Office space within the 1/2-mile radius is limited, 
making up only 0.5 percent of the existing land use. 
In the 1/2-mile radius, small class B and class C 
offices are scattered in Eastlake. The most prominent 
office property outside of Eastlake is the Auto-Trol 
Technology building on Washington Street near 
126th Avenue. 

Office market demand in the Eastlake Station 
planning area is relatively weak as office users are 
more likely to seek facilities with better visibility 
and access along I-25. Indeed, some of the land 
owners have unsuccessfully tried to sell land to 
interested parties for office uses. Washington Square 
Business Park, located east of I-25 between 120th 
Avenue and 128th Avenue, attracts the majority of 
the businesses searching for office space in the area, 
but even it has experienced limited development 
success.  

Future Plans 
No immediate industrial and office market 
development has been proposed in the 1/2-mile 
radius or the Eastlake Station planning area. Land 
values are too low to motivate property owners to 
sell their land to developers. On the other hand, 
developers are not inclined to speculate on the area 
due to access and visibility challenges.  

Currently, the City of Thornton reports there are 
several active, approved, and proposed projects in 
the Washington Square Business Park including 
office condos, the Commerce Center at Washington 
Square, and the Northview Business Park. The 
Northview Business Park will feature four Class A 
office buildings upon buildout. However, 
development has stalled after just one building that 
has remained vacant since it opened in 2006. 

Industrial Buildings within a Five-Mile Radius of 
Eastlake Station 

Source: CoStar Group, Inc. 
Note: Industrial buildings are marked with a yellow circle. 
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Retail Characteristics 
Existing retail land uses in the 1/2-mile radius make 
up only 1.2 percent of the total land uses. Half of the 
retail space includes small establishments located in 
Eastlake. The other half is located at the Northglenn 
Pavilions shopping center on 120th Avenue and 
Claude Court. Most retail gravitates toward locations 
with better access and visibility. Thorncreek 
Crossing, just outside of the 1/2-mile radius, has 
become the dominant retail shopping center in the 
Eastlake Station planning area. Thorncreek Crossing 
is located on the northeast corner of 120th Avenue 
and Washington Street and includes almost 40 retail 
businesses anchored by Target. Thorncreek Crossing 
was built in 2001. 

There are two other significant shopping centers just 
outside of the Eastlake Station planning area. 
Waterford Plaza has nearly 30 retail establishments 
located south of the Eastlake Village subdivision 
between Claude Court and Clayton Street on 120th 
Avenue. The York Street Station shopping center is 
on the southeast corner of 120th Avenue and York 
Street and has about 10 businesses. 

Retail Vacancy and Rental Rates 
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The retail vacancy rate within a five-mile radius of 
Eastlake Station has trended slightly downward over 
the last few years. The vacancy rate peaked at 12.6 
percent in the fourth quarter of 2006, but fell to 9.3 

percent in the first quarter of 2008. Retail rents 
within the five-mile radius dipped in 2006, but have 
increased steadily over the past year to return to 
2005 levels. In the first quarter of 2008, the average 
lease rate was $14.90, similar to the third quarter 
2005 rate of $14.86 per square-foot. 

Retail Establishments within a Five-Mile Radius 
of Eastlake Station 

Source: CoStar Group, Inc. 
Note: Existing retail establishments are marked with a yellow circle. 

Future Plans 
Retail development has slowed along 120th Avenue 
in Thornton and in the Eastlake Station planning 
area. According to the City of Thornton Current 
Planning Division, no immediate plans exist for 
more retail within the Eastlake Station planning area 
or along 120th Avenue. Most of the retail 
construction and proposed retail development is 
several miles south of the site on Washington Street 
near Thornton’s city center at Thornton Parkway. 
Proposed retail developments are also scattered 
north and south of the site along Colorado 
Boulevard. These sites, along with retail following 
Thornton’s northeast residential expansion will 
compete with future retail development on 120th 
Avenue and within the Eastlake Station planning 
area. 
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There are several other competing retail centers 
within a five-mile radius of the Eastlake Station. 
Main competitors include the Orchard Town Center 
in Westminster located on 144th Avenue and several 
proposed developments in Broomfield. However, the 
majority of current retail development either 
proposed or under construction is in the City of 
Thornton, south of the Eastlake Station site. 

New Retail Construction within a Five-Mile 
Radius of Eastlake Station 

Source: CoStar Group, Inc. 
Note: Eastlake Station is marked with a star, new retail sites are marked 

with a yellow circle. 

 

Neighborhood Amenities 
The Eastlake Station planning area has a well-
established network of bike trails, parks, and open 
space. These assets help to define the rural feel and 
community atmosphere of the area. In addition, 
desirable business and residential areas are generally 
in close proximity to a number of other 
neighborhood amenities. The City of Thornton and 
the Eastlake Station area are adequately served by 
several community use facilities and services.  

City Services: Most of the city buildings are located 
on Thornton Parkway between I-25 and Washington 
Street, two to three miles south of the Eastlake 
Station site. This is Thornton’s city center, with 

Thornton High School, Community Park, the 
Community Center, the Thornton Library, senior 
center, and other facilities all in close proximity. The 
City of Thornton buildings also house the fire and 
police department headquarters.  

Libraries: Thornton is a part of the Rangeview 
Library District that includes portions of Adams 
County. The Thornton Branch Library is a few miles 
south of Eastlake Station on Washington Street 
between 88th Avenue and Thornton Parkway. Two 
additional libraries will be built to serve Thornton in 
the next few years, including one on the west side of 
I-25 near Thornton Parkway and the Wright Farms 
Library that will be built two miles east of Eastlake 
Station on 120th Avenue.  

Recreation Center: Thornton has a recreation center 
located on Colorado Blvd., about two miles from the 
Eastlake Station site. The recreation center offers 
programs and outdoor fields. Additional recreational 
opportunities are available at the Thornton 
Community Center, located about four miles south 
of the Eastlake Station site on Thornton Parkway 
between Washington Street and Welby Road. The 
Community Center offers a weight room, two gyms, 
a community park, a skate park, senior-oriented 
facilities, and a teen center. 

Senior Center: The Thornton Senior Center is 
located near the Thornton city center at Washington 
Street and Thornton Parkway, a few miles south of 
the Eastlake Station site. The senior center offers 
classes, recreation, transportation services, and 
meals to seniors. 

High Schools: Three high schools serve Thornton 
residents. Horizon High School is located about two 
miles north of the Eastlake Station on 136th Avenue. 
Mountain View High School is located across I-25, 
west of the Eastlake Station site in Westminster. 
Thornton High School is located on Washington 
Street near Thornton Parkway. These three high 
schools are also served by the Bollman Technical 
Education Center located close to Thornton’s city 
center, near Thornton High School. Bollman offers 
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high school credit through their technical and career-
oriented programs and classes.  

Medical Offices: One of the industries targeted by 
the City of Thornton for expansion and recruitment 
is health care services. As shown in the following 
map, medical services are clustered in two square 
miles bounded by 104th Avenue to the north, 84th 
Avenue to the south, Huron Street to the east, and 
Washington Street to the west. There are minimal 
medical facilities located in the Eastlake Station 
planning area. 

Medical Offices within a Five-Mile Radius of 
Eastlake Station 

Source: CoStar Group, Inc. 
Note: Eastlake Station is marked with a star; medical offices are marked 

with a yellow circle. 
 

Economic Trends Summary 
Nearly 260 acres of property is either vacant or 
underutilized in the Eastlake Station planning area. 
The Eastlake Station planning area encompasses 
about one-square-mile of land, stretching from 120th 
Avenue on the south to 128th Avenue on the north, 
Washington Street on the west and Claude Court and 
the historic Eastlake community on the east. These 
boundaries encompass an area that includes a mix of 
existing uses, ranging from primarily retail on the 
south to office and industrial on the north and west 

to residential on the east. The region also includes 
large amounts of mainly contiguous vacant land, 
giving it a somewhat rural and undeveloped feel. A 
major attribute of the Eastlake Station planning area 
is its parks and trails system, providing strong 
neighborhood amenities. 

The current residents surrounding the Eastlake 
Station area identify with historic Eastlake. That is, 
they appreciate the quiet, rural atmosphere. The 
historic grain silo west of 1st Street between Lake 
and Birch Avenues is a proud reminder of the area’s 
agricultural heritage. The existing residents have 
relatively higher incomes, are more educated, and 
are slightly younger than residents of the City of 
Thornton and the Metro Denver region. Home prices 
in the area surrounding Eastlake Station are slightly 
higher than the City of Thornton, but are more 
affordable than the Metro Denver area as a whole.  

The Eastlake Station planning area contains several 
large owner-occupied industrial and office facilities, 
including Hunter Douglas, Adams 12 Five Star 
Schools, Auto-Trol, the City of Thornton, and the 
City of Northglenn. There is little multi-tenant space 
in the area as industrial and office users are more 
attracted to higher visibility options along I-25 and 
other major roadways. 

Existing retail development in the Eastlake Station 
planning area is more pronounced along 120th 
Avenue, a major thoroughfare in the City of 
Thornton. While there are some small retail spaces 
in Eastlake, poor transportation access and lack of 
visibility pose challenges to retail development 
currently.  

As the context of the study area is modified with the 
addition of transit, new development opportunities 
emerge, as described in the next section. 
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Nearly 260 acres of property is either vacant or 
underutilized in the Eastlake Station planning area. 
Much of this vacant land is contiguous and most 
property owners are interested in new development 
opportunities.  

Based on the economic analysis, there are both 
strengths and challenges related to development 
potential around the Eastlake Station, as summarized 
below.  

Development Strengths 
• Neighborhood residents identify with historic 

Eastlake. 

• Capitalize on rural feel within urban setting. 

• Large amount of vacant land, easy to assemble 
due to interested current owners. 

• Excellent parks, open space, and trail systems. 

• Relatively higher incomes. 

• 24% of residents within 2-mile radius of station 
commute to Denver for work. 

• Political leadership aggressive about job growth. 

Development Challenges 
• Poor transportation access to the site (although 

the July 2008 reopening of the 128th Avenue 
bridge over I-25 helps). 

• Future anticipated street congestion with heavier 
truck traffic into the Hunter Douglas campus, 
increased vehicle traffic associated with transit 
riders, City of Thornton and City of Northglenn 
road maintenance vehicles, and Adams 12 school 
district buses. 

• Lack of community/business leadership in 
Eastlake. 

• Requires cooperation among several 
governmental entities, including Thornton, 
Northglenn, Adams 12 Five Star Schools, and 
RTD. 

• Current weak housing conditions, but conditions 
in 2015 and beyond may be different. 

• Area not on developers’ radar screens. 

• Office and light industrial more attracted to 
Washington Square Business Park due to better 
visibility. 

• Lack of visibility and transportation access for 
retail. 

Keeping the strengths and weaknesses of the site in 
mind, several development opportunities emerge for 
this area. These opportunities are summarized below 
and described in greater detail in the following 
sections. 

Development Opportunities 
• Redevelop and revitalize Eastlake, utilizing 

historic features such as the grain silo as focal 
points for the planning area. 

• Consider an educational facility or other 
community use as a transition between the 
Lambertson’s property and the Adams 12 
administration buildings. 

• Mid-density residential with resident-serving 
retail and office are likely to be the most 
successful new uses. 

• Mid-density residential provides the opportunity 
to diversify housing opportunities in area in 
terms of both price and configuration. 

• Local businesses would like greater restaurant 
opportunities 

Throughout the following sections, it is assumed that 
the street grid and infrastructure improvements 
throughout the Eastlake Station planning area have 
been completed. Without significant improvements 
in transportation access, potential development 
opportunities are much more limited.  

Development potential is discussed according to 
both short-term (current-2015) and long-term (2016-
2030) perspectives. Given the extended nature of 
even the short-term timeframe, the development 
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opportunities are discussed more qualitatively as 
opposed to quantitatively. Future market conditions 
and market forces are likely to be quite different 
than current, and cannot be forecasted with any 
degree of accuracy. Therefore, the following 
development opportunities are presented as 
guidelines and ideas and should be carefully re-
evaluated in light of prevailing market conditions at 
the time that development begins.  

Residential Opportunities 
The Center for Transit Oriented Development in a 
February 2007 study projected demand for housing 
in transit-oriented developments in Metro Denver 
would grow from 45,000 households at the time of 
the study to 155,000 households by 2030. 

Factors that will contribute to the increased demand 
for TOD housing include demographic shifts in the 
population and changes in consumer preference both 
nationally and regionally. According to The Center 
for Transit Oriented Development, these changes 
include smaller household sizes, aging baby-
boomers, higher transportation costs, consumer 
preference for urban amenities, and consumer tastes 
trending towards small-lot homes. The Eastlake 
Station TOD has the opportunity to meet increased 
demand and changing consumer tastes with mid-
density housing products. 

Higher density housing than currently exists in the 
Eastlake Station area creates several benefits for the 
area. Higher density housing will keep house prices 
and rents affordable, will minimize expenditures on 
new city services, and will yield better utilization of 
the transit line. The limited supply of existing mid-
density products in the Eastlake area presents a 
valuable opportunity to capture an underserved 
segment of the residential market and diversify 
housing choices in the area. 

Household Characteristics 
The Center for Transit Oriented Development 
identifies three major types of households that 
demand transit-oriented development. These are 
single households such as students and young 

professionals, couples without children, and seniors. 
The Center for Transit Oriented Development 
estimates that 40 percent of the demand will be 
driven by households earning below 80 percent of 
the Metro Denver regional median income, or 
$51,600 for a family of three in 2006. The remaining 
60 percent of demand will come from households 
with median incomes above $51,600. 

The addition of higher density housing in the 
Eastlake Station planning area will change the 
current demographic characteristics of households 
within 1/2-mile of the proposed Eastlake Station 
over the next two decades. The addition of many 
smaller households in the Eastlake Station planning 
area will likely lower the average household size 
reported by the 2000 Census of 2.24 persons per 
household. New residents in the Eastlake Station 
planning area including singles, couples without 
children, and seniors may contribute to a rise in the 
median age for the 1/2-mile radius from the median 
age of 32.1 years reported in the 2000 Census, 
depending upon the final mix of new residents. As 
the TOD attracts higher income singles and couples 
along with young professionals, educational 
attainment levels in the TOD site are likely to 
continue to exceed levels throughout Thornton. 

Short Term Demand 
The short term demand for housing in the Eastlake 
Station planning area is defined as demand and 
development occurring between 2008 and 2015 
when the North Metro Corridor rail line is scheduled 
for completion. The context of the Eastlake Station 
planning area will be altered by the addition of 
transit and through solving road access problems to 
the site. Better access to the site will attract new 
investment to the area, potentially raising the 
property values. The site will likely attract new 
residential and commercial investment. 

The Colorado State Demography Office forecasts 
the Metro Denver region will grow an average of 1.7 
percent annually to 2015. Weld County in particular 
is expected to be a high growth region in Metro 
Denver. The Colorado State Demography Office 
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estimates that the Weld County population growth 
rate will be 3.2 percent per year through 2015. This 
growth applies not only to Greeley, but will likely 
occur in Brighton, Windsor, Johnstown, and other 
areas of Weld County. Thornton, as it develops 
northward towards Weld County, will share in this 
growth. Thornton’s growth has slowed in the last 
few years, but will likely remain above Metro 
Denver growth rates in the future. 

According to data by Applied Geographic Solutions, 
the number of households in the 1/2-mile radius will 
exceed 2,000 by 2012. By extending the average 
forecasted growth rate to 2015, it is estimated that 
the number of households will be 2,190. This is an 
increase of 410 households in the TOD region by 
2015. Given expected market conditions in the 
Eastlake Station planning area, multi-family 
apartments or condominiums may best 
accommodate these 410 households. The Thornton 
Planning Department has already approved over 20 
acres of land for multi-family apartments in the 
Eastlake Station planning area. Residential 
development on this land has the potential to 
accommodate the projected demand for 410 
additional housing units in the planning area by 
2015. 

Residential housing density consistent with current 
product at the site is between 20-25 dwelling units 
per acre. The 21.4-acre parcel approved for multi-
family apartments in the Eastlake Station planning 
area could support at least 428 units. With an 
average vacancy rate of five percent, nearly 410 of 
these units will be occupied. 

Rental rates for new product in the Eastlake Station 
planning area is likely to mirror the current rent 
structure. Rents at The Registry apartments range 
from $695 for a one bedroom apartment to $980 for 
a two bedroom apartment. Rents at the Gleneagles 
apartments range from $819 for a one bedroom 
apartment to $1,570 for a three bedroom apartment. 

Long Term Demand 
The long term demand for housing in the TOD site 
is defined as demand and development occurring 

between 2016 and 2030. The Center for Transit 
Oriented Development forecasts demand for an 
additional 1,600 homes per transit station in Metro 
Denver by 2030. As this region is predominately 
residential, the potential for this area may be higher 
than 1,600 units, conservatively estimated to be 
closer to 2,000 units.  

Most of the future residential development will be 
within the 1/2-mile radius of the Eastlake Station, 
creating higher densities than existing subdivisions. 
Interviews with area brokers and planners revealed 
several potential residential development areas 
within the Eastlake Station planning area. 
Conservatively, 85 to 100 acres of underutilized land 
could be devoted to residential development in the 
Eastlake Station planning area. With 1,600 – 2,000 
additional households in the Eastlake Station 
planning area, density will average between 19 to 24 
dwelling units per acre on these parcels by 2030. 
Demand for mid-density housing is consistent with 
transit-oriented development trends in the Metro 
Denver region. 

Household Growth in Eastlake Planning 
Area 

Year Households 
Additional 

Households
2006 1,780 --
2015 2,190 – 2,290 410 - 512
2020 2,540 – 2,730 350 - 438
2025 2,940 – 3,230 400 - 500
2030 3,380 – 3,780 440 - 550
Total 3,380 – 3,780 1,600 – 2,000

 

The Center for Transit Oriented Development 
estimates 40 percent of the demand for TOD housing 
will be from households earning 80 percent of the 
median income or $51,600. Further, the Center 
estimates “considerable demand will come from 
singles and couples without children making 
$60,000 to $125,000 annually.” Given the existing 
distribution of income in the Eastlake Station 
planning area, another 40 percent of the new 
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households will likely be found in the $51,601 - 
$100,000 income range, while the remaining 20 
percent will be in higher income categories up to 
$125,000. The preferred housing mix based on these 
income values, assuming that about 28 percent of a 
household’s income is spent on housing, is detailed 
in the following table. 

In summary, the large amount of vacant and 
underutilized property in the Eastlake Station 
planning area, combined with strong residential 
demand for TOD in the Metro Denver region by 
2030 leads to many development opportunities. The 
TOD can accommodate shifting consumer trends 
and an underserved market by providing mid-density 
housing. Residential development surrounding the 
Eastlake Station has the opportunity to support 
growth in TOD demand, provide a diversity of 
housing options, minimize expenditures on new city 
services, and yield better utilization of the transit 
line.  

Office and Industrial Opportunities 
The Eastlake Station planning area has over 100 
acres of underutilized, potential office and industrial 
land. Potential office and industrial land uses in the 
Eastlake Station planning area mainly lie along 
Washington Street, across from the Washington 
Square Business Park. Any developments in the 
Eastlake Station planning area could either compete 
directly with Washington Square Business Park, or 
would need to complement Washington Square’s 
growth. 

This relationship to Washington Square will limit 
potential office and industrial development in the 
area. Washington Square, as well as properties 

adjacent to Washington Square along Washington 
Street, is outside of a comfortable walking distance 
from the proposed transit station. When transit is 
added in 2015, most of the people employed in 
Washington Square or adjacent to it will probably 
drive to work. In addition, recent commuting data 
for 1/2-mile residents indicate about 93.7 percent of 

them commute outside of Thornton for work. 
Of the remaining 6.3 percent working in 
Thornton, new office development in the 
Eastlake Station planning area will capture 
only a small percentage. 

Demand for office space in the Eastlake 
Station planning area will not be driven as 
much by transit as by growth in employment 
of office-using businesses in and around 

Washington Square. Potential office users range 
from professional, scientific, and technical firms to 
governmental entities who lease private office space. 
Each industry uses office space in varying degrees. 
A report on office demand completed for the 
National Association of Realtors estimates that 
43.11 percent of Metro Denver employees are office 
users (includes users of office/flex space). Assuming 
this percentage remains fairly consistent, and 
considering population growth projections and labor 
force data, potential office employees in Metro 
Denver could grow from 636,000 in 2008 to 870,000 
in 2030. 

The National Association of Realtors report reveals 
that typical office users require 280 square-feet of 
space per employee. In order to accommodate 
projected employment growth by 2030, Metro 
Denver will need an additional 65 million square 
feet of office space, or an average of about 3 million 
square feet per year.  

The office market surrounding the Eastlake Station 
planning area will capture a percentage of this 
demand. 

 

Housing Affordability for Additional Households in 
Eastlake Planning Area 

Households Income 
Maximum 

Rent 
Maximum 

Price
640 - 800 < $51,600 $1,200/Mo. $174,700
640 - 800 $51,601 - $100,000 $2,300/Mo. $338,600
320 - 400 $100,001 - $125,000  $2,900/Mo. $423,300
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While the Eastlake Station planning area has a 
strong industrial component with Hunter Douglas, 
municipal maintenance facilities, and the school 
district administration building, better visibility and 
access at the Washington Square Business Park will 
tend to attract future light industrial users. 

Short Term Demand 
Existing office properties in the Eastlake Station 
planning area and the Washington Square Business 
Park comprise roughly 0.5 percent of the Metro 
Denver occupied office market. Over the past ten 
years, this percentage has ranged from a high of 0.6 
percent to a low of 0.4 percent. Variance in Eastlake 
Station’s market share of Metro Denver’s occupied 
office market has been driven mainly by vacancies 
in existing buildings rather than the development of 
new product.  

The office market surrounding the Eastlake Station 
planning area will likely maintain a share of the 
Metro Denver market consistent with its share over 
the last ten years. Therefore, demand for additional 
office space in 2015 in the Eastlake Station planning 
area and the Washington Square Business Park 
market will range from 93,000 square-feet to 
125,000 square-feet.  

All or most of this demand will likely be met by 
either new or vacant buildings in the Washington 
Square Business Park. For instance, the Northview 
Business Park building with 19,200 square-feet of 
rentable area, as of July 2008 is still vacant after two 
years on the market. Plats exist for three more 
similar buildings in the Northview Business Park 
area of Washington Square. Increased office demand 

will likely be met by these existing projects and 
other vacant space in Washington Square before 
spilling into the Eastlake Station planning area. New 
office development in the Eastlake Station planning 
area by 2015 is unlikely considering these factors.  

The addition of transit to the Eastlake Station 
planning area will do little to change the context of 
the office market by 2015. The addition of transit 
may help fill existing vacancies among Eastlake’s 
few office buildings. Further, it may stimulate the 
redevelopment of small, resident-serving office 
space which currently exists in Eastlake.  

Growth in industrial development in the area 
primarily hinges on Hunter Douglas’ expansion 
plans. Hunter Douglas owns most of the land in the 
northwest corner of the Eastlake Station planning 
area. Hunter Douglas plans to expand to one million 
square feet of light industrial and distribution space 
in eight buildings over the next 20 years. These 
expansion plans are contingent upon consumer 
demand for the company’s window coverings.  

Long Term Demand 
Based on projected office employment growth in 
Metro Denver from 2015-2030, demand for office 
space in the Eastlake Station planning area and 
Washington Square Business Park will increase by 
194,000 to 264,000 square feet. This additional 
demand may now flow across from the Washington 
Square Business Park into the Washington Center 
property. As there is over 40 acres of vacant land in 
Washington Center, increased office demand may 
easily be accommodated in this area.  

As residential development occurs in the vicinity of 
Eastlake Station, increased demand for resident-
serving office will continue. Some of the additional 
office space may then be more conveniently located 
in Eastlake and the 1/2-mile radius. Still, the bulk of 
the office development is more likely to occur along 
Washington Street. Between 700 and 900 workers 
may be located in this office space, enhancing rail 
ridership and retail demand in the area. 

Projected Growth in Metro Denver Office 
Employment 

Year 
Office 

Employment 
Office 

Demand in SF 
Add'l Office 

SF Needed
2008 636,000 178,176,000  
2015 712,000 199,250,000 21,074,000
2030 870,000 243,505,000 44,255,000
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The Hunter Douglas buildout period extends into the 
long-term. At buildout, Hunter Douglas expects to 
have 1,000 employees on site. These employees may 
further enhance rail ridership and retail demand. 

Retail Opportunities 
The introduction of more households and employees 
in the Eastlake Station planning area, along with 
several retail voids in Thornton, creates opportunity 
for retail development in the area. 

Households currently in the 1/2-mile radius have 
higher median incomes than Thornton and Metro 
Denver. Assuming household income in the TOD 
site has grown at the same rate as household income 
throughout Thornton, the 2006 median household 
income would be $61,910. After accounting for 
personal taxes and savings, their average annual 
expenditures equal $49,660. Nearly 40 percent of 
these expenditures are spent on taxable, retail goods 
and services. Increased spending on retail goods and 
services from new households with a similar median 

household income can be met by retail development 
in the Eastlake Station planning area.  

Thornton’s retail businesses captured an estimated 
62.5 percent of the total retail purchases made by 
Thornton’s residents in 2006 based on data from the 
Colorado Department of Revenue. Thornton retail 
sales per capita meet or exceed Metro Denver sales 
per capita in a number of retail categories. This 
suggests that the supply of retailers in these 
categories adequately meets the demand for these 
items in Thornton. In other words, residents 
shopping for goods in these categories may not have 
to travel to other communities in order to make 
purchases. 

Conversely, assuming Thornton residents have 
similar tastes and spending patterns as all Metro 
Denver residents, categories where residents 
purchased less than the Metro Denver average 
signifies the possibility of retail leakage. Leakage 
occurs when residents of an area travel to other 

Retail Sales Per Capita 
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communities to make purchases. These retail voids 
in 2006 were most prominent in several categories, 
potentially providing opportunities for new retail 
businesses.  

Largest Retail Voids in Thornton 
Retail Category Percent of Metro 

Denver Per Capita 
Motor Vehicles and Parts 66% 
Building Materials and 
Nursery 

63% 

Health and Personal Care 62% 
Clothing and Accessories 15% 
Miscellaneous Stores 40% 

 

The miscellaneous stores category covers fixed 
point-of-sale retailers selling goods not included in 
the other categories such as florists and pet stores. 
Non-store retail sales are sales through infomercials, 
door-to-door sales, electronic shopping, or other 
non-store means. Further discussion of each of the 
retail trade categories 
is included in the 
Appendix.  

The opportunities for 
retail development in 
the Eastlake Station 
planning area will 
differ in the short run 
and long run. Retail 
spending, public 
investment, consumer 
tastes, and regional 
markets will determine 
the opportunities in 
both of these time 
periods. 

Short Term Demand 
An estimated 410 - 512 new households will be in 
the Eastlake Station planning area by 2015. 
Residential development and better road access will 
create interest in retail investment, but it will still be 
mainly focused along 120th Avenue. Interviews with 
developers signaled that demand already exists for 
retail development on parcels in the Eastlake Station 
planning area along 120th Avenue.  

Many factors will influence household spending on 
retail goods and services in the Eastlake Station 
planning area. The following table highlights 
potential annual expenditures from the new 
households in the Eastlake Station planning area in 
several taxable, retail categories in 2015. Actual 
expenditures will vary depending on consumer 
tastes, vendor decisions, and regional competition. 

In addition to new spending from new residents in 
the TOD area in 2015, transit users from outside the 
area and new employees may also spend money at 

Potential Annual Retail Spending and Sustainable SF in 2015 

Category 
Annual Expenditures 

(2006 Dollars) 
Sustainable 
Retail (SF)

Food away from home $1,082,876 2,357
Food at home $1,357,733 3,713
Alcoholic beverages $193,632 382
Housekeeping supplies $242,136 825
Household furnishings & equipment $852,288 3,995
Apparel & services $760,284 2,452
Vehicle purchases $1,760,010 11,013
Vehicle maintenance & repair $165,530 1,036
Vehicle rental, leases, licenses, other charges $211,725 1,325
Healthcare/pharmacy $217,114 738
Audio, visual, equipment & services $369,171 1,033
Pets, toys, playground equipment $189,012 830
Other entertainment supplies, equipment & services $285,251 3,814
Fees & admissions $292,565 3,912
Personal care products & services $239,826 558
Reading $59,668 235
Miscellaneous $391,113 1,659
Total $8,669,935 39,877

Source: Bureau of Labor Statistics, Consumer Expenditure Survey; Urban Land Institute, Dollars and Cents of 
Shopping Centers. 
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Eastlake Station retail businesses. While this 
spending and the amount of users cannot be 
forecasted with any degree of certainty, sales will 
likely occur in specific retail categories provided 
vendors are available. Commuters may spend money 
on food, both away from home and at home, 
alcoholic beverages, apparel & services, personal 
care products and services, reading, and 
miscellaneous items. Up to 40,000 square feet of 
additional retail space may be supported in the 
Eastlake Station planning area by 2015, with most of 
this space located along 120th Avenue. The potential 
also exists for small neighborhood-serving retail 
stores in Eastlake. 

Long Term Demand 
Long term retail development in the Eastlake Station 
planning area will be directly influenced by the 
estimated 1,600 – 2,000 new households, increased 
employment base, and transit riders in 2030. 
Improved access at the site introduces the possibility 
of developing retail space close to the station, 

creating a mixed use 
environment. While 
larger-scale retail will 
still be drawn to 120th 
Avenue because of its 
visibility, small 
neighborhood retail 
establishments and food 
services in Eastlake and 
around the transit 
station may also exist. 
Potential annual retail 
expenditures in 2030 
from the projected 
1,600 – 2,000 
additional households 
in the Eastlake Station 
planning area total 
$33.8 million. This 
spending may be 
accommodated in about 
156,000 square feet of 
retail space, or the 

addition of about 115,700 square feet since 2015. 

Neighborhood Amenities Opportunities 
Development in the Eastlake Station planning area 
should also add to the existing network of bike trails, 
parks, and open space. Two key opportunities for 
enhanced parks and open space in the Eastlake 
Station planning area exist, including the area called 
Eastlake 1 and the area surrounding the existing 
grain silo.  

The surrounding area is already well-served by 
libraries, recreation facilities, and senior centers, so 
limited new development opportunities for these 
categories of community uses exist.  

Education: Given the significant amount of land 
owned by Adams 12 Five Star Schools in the area, a 
technical or vocational school in the area may offer 
opportunities for complementary development. The 
Adams County Education Consortium encourages 
the strong collaboration between the school district 
and the business community, a linkage that may be 

Potential Annual Retail Spending and Sustainable SF in 2030 

Category 
Annual Expenditures 

(2006 Dollars) 
Sustainable 
Retail (SF) 

Food away from home $4,225,857 9,199 
Food at home $5,298,470 14,491 
Alcoholic beverages $755,637 1,491 
Housekeeping supplies $944,921 3,218 
Household furnishings & equipment $3,326,003 15,589 
Apparel & services $2,966,963 9,567 
Vehicle purchases $6,868,331 42,978 
Vehicle maintenance & repair $645,972 4,042 
Vehicle rental, leases, licenses, other charges $826,243 5,170 
Healthcare/pharmacy $847,274 2,879 
Audio, visual, equipment & services $1,440,667 4,030 
Pets, toys, playground equipment $737,610 3,239 
Other entertainment supplies, equipment & services $1,113,174 14,884 
Fees & admissions $1,141,717 15,266 
Personal care products & services $935,908 2,178 
Reading $232,850 919 
Miscellaneous $1,526,296 6,476 
Total $33,833,893 155,616 

Source: Bureau of Labor Statistic, Consumer Expenditure Survey; Urban Land Institute, Dollars and Cents of 
Shopping Centers. 
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enhanced in the Eastlake Station planning area. For 
example, Bollman Technical Education Center may 
consider expanding to a new site. The Eastlake 
Station planning area might be a good location for 
Bollman or some other technical or vocational 
school, providing students with rail access.  

Medical Offices: There are minimal medical 
facilities located in the Eastlake Station planning 
area. In addition to the retail-oriented healthcare 
spending identified in the retail section, household 
income is also spent on medical services such as 
doctors, dentists, and eye professionals. By 2030, an 
estimated 3,500 square feet of medical professional 
space may be supported in the area. 

Development Opportunities Summary 
Rail enters the Eastlake Station planning area by 
about 2015 with the completion of the North Metro 
Corridor, one of the rail corridors included in the 
FasTracks plan by the Regional Transportation 
District. With rail comes new opportunities for 
development, particularly mixed-use, transit-
oriented development. The nearly 260 acres of 
vacant and underutilized land in the Eastlake Station 
planning area presents a major development 
opportunity. 

Keeping the strengths and weaknesses of the site in 
mind, several development opportunities emerge for 
this area: 

• Redevelop and revitalize Eastlake, utilizing 
historic features such as the grain silo as focal 
points for the planning area. 

• Consider an educational facility or other 
community use as a transition between the 
Lambertson’s property and the Adams 12 
administration buildings. 

• Mid-density residential with resident-serving 
retail and office are likely to be the most 
successful new uses. 

• Mid-density residential provides the opportunity 
to diversify housing opportunities in area in 
terms of both price and configuration. 

• Local businesses would like greater restaurant 
opportunities 

Specifically, this one square mile of land may 
accommodate the following uses in addition to the 
existing development by 2030: 

• 1,600 – 2,000 mid-density residential units 

• 194,000 – 264,000 square feet of office space 

• Up to about 3,500 square feet of new medical 
office space 

• Up to 1 million square feet of industrial space 
(assuming that Hunter Douglas follows through 
with its future development plans) 

• 155,600 square feet of retail space 

• Additional park and open space areas, especially 
at Eastlake 1 and the existing grain silo in 
Eastlake 

• Potential educational facility, such as a 
vocational or technical school 

Preferred uses are oriented to residential units and 
small, neighborhood-serving retail and office spaces 
in close proximity to Eastlake Station. Denser retail 
uses are likely to be located along 120th Avenue 
while the office and industrial opportunities are 
more likely to follow Washington Street. 

This market study forecasts potential development 
patterns over a long time period extending to 2030. 
Given the length of this time frame, it is important to 
keep zoning within the region flexible and review 
market conditions on a regular basis throughout the 
planning horizon.  
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This section contains descriptions of each of the 
retail trade categories included in the report. The 
Colorado Department of Revenue uses the North 
American Industry Classification System (NAICS) 
to identify retail trade categories. NAICS definitions 
are provided on the Census Bureau’s website for 
each retail trade category. 

• Motor Vehicle and Parts Dealers:  Industries in 
the Motor Vehicle and Parts Dealers subsector 
retail motor vehicles and parts from fixed point-
of-sale locations. Establishments in this subsector 
typically operate from a showroom and/or an 
open lot where the vehicles are on display. The 
display of vehicles and the related parts require 
little by way of display equipment. The personnel 
generally include both the sales and sales support 
staff familiar with the requirements for 
registering and financing a vehicle as well as a 
staff of parts experts and mechanics trained to 
provide repair and maintenance services for the 
vehicles. Specific industries are included in this 
subsector to identify the type of vehicle being 
retailed. Sales of capital or durable non-consumer 
goods, such as medium and heavy-duty trucks, 
are always included in wholesale trade. These 
goods are virtually never sold through retail 
methods. 

• Furniture and Home Furnishings Stores:  
Industries in the Furniture and Home Furnishings 
Stores subsector retail new furniture and home 
furnishings from fixed point-of-sale locations. 
Establishments in this subsector usually operate 
from showrooms and have substantial areas for 
the presentation of their products. Many offer 
interior decorating services in addition to the sale 
of products. 

• Electronics and Appliance Stores:  Industries in 
the Electronic and Appliance Stores subsector 
retail new electronics and appliances from point-
of-sale locations. Establishments in this subsector 
often operate from locations that have special 
provisions for floor displays requiring special 
electrical capacity to accommodate the proper 

demonstration of the products. The staff includes 
sales personnel knowledgeable in the 
characteristics and warranties of the line of goods 
retailed and may also include trained repair 
persons to handle the maintenance and repair of 
the electronic equipment and appliances. The 
classifications within this subsector are made 
principally on the type of product and knowledge 
required to operate each type of store. 

• Building Material and Garden Equipment and 
Supplies Dealers:  Industries in the Building 
Material and Garden Equipment and Supplies 
Dealers subsector retail new building material 
and garden equipment and supplies from fixed 
point-of-sale locations. Establishments in this 
subsector have display equipment designed to 
handle lumber and related products and garden 
equipment and supplies that may be kept either 
indoors or outdoors under covered areas. The 
staff is usually knowledgeable in the use of the 
specific products being retailed in the 
construction, repair, and maintenance of the 
home and associated grounds. 

• Food and Beverage Stores: Industries in the Food 
and Beverage Stores subsector usually retail food 
and beverages from fixed point-of-sale locations. 
Establishments in this subsector have special 
equipment (e.g. freezers, refrigerated display 
cases, refrigerators) for displaying food and 
beverage goods. They have staff trained in the 
processing of food products to guarantee the 
proper storage and sanitary conditions required 
by regulatory authority. 

• Health and Personal Care Stores:  Industries in 
the Health and Personal Care Stores subsector 
retail health and personal care merchandise from 
fixed point-of-sale locations. Establishments in 
this subsector are characterized principally by the 
products they retail, and some health and 
personal care stores may have specialized staff 
trained in dealing with the products. Staff may 
include pharmacists, opticians, and other 
professionals engaged in retailing, advising 
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customers, and/or fitting the product sold to the 
customer’s needs. 

• Gasoline Stations:  Industries in the Gasoline 
Stations subsector retail automotive fuels (e.g., 
gasoline, diesel fuel, gasohol) and automotive 
oils with or without convenience store items. 
These establishments have specialized equipment 
for the storage and dispensing of automotive 
fuels. 

• Clothing and Clothing Accessories Stores:  
Industries in the Clothing and Clothing 
Accessories Stores subsector retail new clothing 
and clothing accessories merchandise from fixed 
point-of-sale locations. Establishments in this 
subsector have similar display equipment and 
staff that is knowledgeable regarding fashion 
trends and the proper match of styles, colors, and 
combinations of clothing and accessories to the 
characteristics and tastes of the customer. 

• Sporting Goods, Hobby, Book, and Music Stores:  
Industries in the Sporting Goods, Hobby, Book, 
and Music Stores subsector are engaged in 
retailing and providing expertise on use of 
sporting equipment or other specific leisure 
activities, such as needlework and musical 
instruments. Book stores are also included in this 
subsector. 

• General Merchandise Stores:  Industries in the 
General Merchandise Stores subsector retail new 
general merchandise from fixed point-of-sale 
locations. Establishments in this subsector are 
unique in that they have the equipment and staff 
capable of retailing a large variety of goods from 
a single location. This includes a variety of 
display equipment and staff trained to provide 
information on many lines of products. 

• Miscellaneous Store Retailers:  Industries in the 
Miscellaneous Store Retailers subsector retail 
merchandise from fixed point-of-sale locations 
(except new and used motor vehicles and parts; 
new furniture and home furnishings; new 
appliances and electronic products; new building 

materials and garden equipment and supplies; 
food and beverages; health and personal care 
goods; gasoline; new clothing and accessories; 
and new sporting goods, hobby goods, books, 
and music). Establishments in this subsector 
include stores with unique characteristics like 
florists, used merchandise stores, and pet and pet 
supply stores as well as other store retailers. 

• Non-store Retailers:  Industries in the Non-store 
Retailers subsector retail merchandise using 
methods such as the broadcasting of 
infomercials, the broadcasting and publishing of 
direct-response advertising, the publishing of 
paper and electronic catalogs, door-to-door sales, 
party plan sales, electronic shopping, and sales 
through portable stalls (e.g., street vendors, 
except food). Establishments engaged in the 
direct sale (i.e., non-store) of products, such as 
home heating oil dealers and newspaper delivery 
are included in this subsector.
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