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SECTION 1

1.1

1.1 tHE SEttinG
The South Thornton Revitalization area, depicted in Figure 1, represents 
the historic roots of the city, encompassing the core of Thornton’s 
initial development. Thornton began as a post-World War II, master-
planned community established amid farmland seven miles north 
of Denver. The first homes were built in 1953 as part of a 640-acre 
comprehensive development planned by builder-developer Sam 
Hoffman, northeast of E. 88th Avenue and Washington Street. 
Envisioned as a complete community, growth quickly spread around 
the Hoffman homes to include community and civic facilities, schools, 
churches and commercial along Washington Street. By the 1960’s, 
development began west of Washington Street and I-25 with the 
construction of single- and multi-family housing and commercial, and 
the establishment of manufactured home communities.

Hoffman Homes brochure

Hoffman homes under construction 

More recent residential development 
on the west side of I-25
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It has been more than fifty years since this original building stock and 
infrastructure were produced and there is evidence of disinvestment 
and decline.  As the nucleus of the city’s historic origins, rejuvenation 
of the south Thornton area is an important focus for the City. The area 
is home to long-time senior residents with strong ties and loyalty to the 
community, as well as newer families attracted by the prime location 
and variety of affordable housing options including original detached 
homes, apartment units and manufactured homes. Located off of I-25, 
south Thornton residents enjoy quick access to downtown Denver and 
Denver International Airport (DIA).  However, the area struggles with 
the neighborhood effects of foreclosures, commercial vacancies and 
a lack of employment opportunities.

Figure 1 - South Thornton Revitalization Subarea Boundaries
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1.2 StAr PLAn FoundAtion 
The South Thornton Revitalization Subarea (STaR) Plan is intended 
to embrace a new vision for the south Thornton area with strategies 
that cultivate a sense of community and place, revive the local 
economy and enhance quality of life. The need for the STaR Plan was 
substantiated through the focus of the 2007 Comprehensive Plan as 
well as by City Council and community direction.

The STaR Plan area was selected as the focus of near-term 
revitalization efforts based on the following criteria.

• Urgent need for revitalization
• Opportunity for economic development
• Ability to leverage resources
• Cost versus benefit
• Impact on City’s image

Comprehensive Plan
The need for revitalization in southern Thornton was identified in the 
City of Thornton’s 2007 Comprehensive Plan. The Comprehensive 
Plan provides a guiding framework for the development of the city 
through the identification of major goals, strategies and policies 
intended to address current and future physical, social and economic 
development needs. A major goal of the 2007 plan is to ensure that 
Thornton is a city of quality and diverse neighborhoods.  

The long-term stability of existing neighborhoods comprised of aging 
housing stock is an important aspect of this goal. Much of the housing 
stock in southern Thornton was built in the 1950’s and 1960’s. Conditions 
surveys conducted for the Comprehensive Plan found that, due to 
age, these homes are generally in need of cosmetic and structural 
repair. The associated commercial infrastructure is also deteriorating. 
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The Comprehensive Plan identifies five major strategies that pertain 
to redevelopment in the southern Thornton area. These strategies 
provided the basis for the development of the STaR Plan.

• Build community capacity through partnerships for undertaking 
neighborhood revitalization.

• Use a systematic approach to assess neighborhood conditions 
and set action priorities for revitalization.

• Take a pro-active leadership role in neighborhood stabilization 
and revitalization.

• Develop quality neighborhoods with a diversity of housing 
choices.

• Promote neighborhood retail – commercial revitalization, 
redevelopment as well as new development.

City Council Charge
In recognition of the need to stabilize, and foster vitality in, certain 
priority areas of the city, Thornton City Council created the 
Revitalization Task Force to recommend a structure and methodology 
for revitalization. The Task Force’s 2009 report “Revitalization: Creating 
an Engaging and Lasting Process for Success” identified characteristics 
that impact an area’s health, established criteria for when the 
community should engage in revitalization efforts, and developed 
strategies to revitalize areas where deterioration is present and 
preserve healthy areas. 

The report recommended the creation of a standing board 
to generate sustained focus and commitment to revitalization 
in Thornton. To initiate the implementation of the Task Force 
recommendations, City Council created the Thornton Revitalization 
Advisory Board (TRAB) to provide the vision, leadership and continuity 
necessary to produce the on-going revitalization of Thornton’s 
residential and business neighborhoods.
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Thornton Revitalization Advisory Board (TRAB) Charge
In August 2009, City Council appointed board members from 
Thornton’s residential areas, the business community, and other 
relevant stakeholders to TRAB. TRAB members were selected to 
offer a community-wide perspective on revitalization and provide 
recommendations, alternatives, and advice to City Council and City 
staff on feasible revitalization strategies. 

The specific elements of TRAB’s charge are as follows. 
• Review and incorporate, if applicable, the recommendations 

of the June 2009 Revitalization Task Force report “Revitalization: 
Creating an Engaging and Lasting Process for Success”, as 
clarified by this Charge and the Ordinance formally creating this 
Board, into the Advisory Board’s efforts. 

• Formulate and recommend to City Council a revitalization 
plan for each priority revitalization area, which will include 
several alternative revitalization strategies. The Advisory Board 
shall evaluate the feasibility of each strategy and develop 
recommendations based on the urgent need for revitalization, 
the opportunity for economic development, the ability to 
leverage resources, the cost versus the benefit and the impact 
on the City’s image.

• Involve the community members that live and work in an area 
in the revitalization process in an open and transparent manner. 
These community members or stakeholders of a revitalization 
area reflect the area’s relevant values and can provide insight to 
the Advisory Board as they fulfill the charge. 

• Recommend strategies and action steps to partner with other 
entities such as school districts, Denver Regional Council of 
Governments (DRCOG), Regional Transportation District (RTD), 
churches, civic organizations, business organizations and 
appropriate nonprofits to assist with the implementation of the 
adopted revitalization plans and goals of the City.
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• This also includes collaborating with other City boards and 
commissions to ensure a coordinated revitalization effort. 

• Review City policies and regulations, providing advice and 
recommendations related to effective revitalization.

• Be a repository for a growing inventory of applicable revitalization 
tools and strategies. 

• Identify and recommend additional revitalization areas once 
sufficient tools, strategies and processes are in place to ensure 
the successful revitalization of the original three priority areas. 

• Periodically assess the implementation of the adopted 
revitalization plans, recommending modifications where 
appropriate. 

• Work on special projects in regard to specific revitalization topics 
as assigned by the City Council.

Work on the STaR Plan began in the spring of 2010 and lasted just over 
one year. TRAB met 19 times to steer the creation of the plan with 
the help of City staff and a consulting team. The STaR Plan reflects 
the direction, thoughts and recommendations of TRAB as the guiding 
committee of the project.

The planning process for the STaR Plan proceeded as shown in Figure 2 
and described in detail on the next page.

1.3 PLAn dEVELoPMEnt ProcESS
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Figure 2 - STaR Plan Process

Project Initiation
On June 6, 2010, City Council provided direction for the STaR Plan 
project to proceed and for TRAB, City staff and a revitalization 
consultant to prepare the plan. TRAB initiated the plan by holding 
board meetings in June and July focusing on the expectations of the 
plan and the planning process. 
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Outreach
Public outreach included a community meeting, focus groups, 
interviews and surveys.  The City also maintained a website for the 
STaR Plan with project descriptions, links to TRAB meetings and survey 
results.

Project outreach kicked off on July 14, 2010 with TRAB, City staff 
and the consultants coordinating a community meeting to obtain 
input from the neighborhoods in southern Thornton. TRAB provided a 
summary of the community meeting and meeting survey results to City 
Council on July 20, 2010. The survey results are included in Appendix 
B.  Other initial outreach activities conducted in September included 
TRAB manning a booth at Harvest Fest and attending a Ward 1 
meeting to present information about the plan and gain input.

Through August and September, TRAB developed a timetable and 
project process based upon background information provided by the 
consultants. TRAB presented these items to City Council on September 
21, 2010.

During October, focus group meetings were facilitated for businesses, 
property owners and non-profit groups. More detailed interviews were 
conducted for key individuals such as owners of crucial development 
parcels. More than 50 property owners, business owners, developers 
and community service providers were involved with this outreach.

Also during October, two residential focus groups and a realtor round-
table were held to ascertain the market environment.  Participation 
was very good for these events with the two focus groups attended by 
more than 70 people and the realtor meeting attended by nearly 20 
people. 

Additionally, one residential and one business web survey were 
conducted during this time. Survey results are included in Appendices 
C and D.   
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Consultant Assessment: The Nature of the Challenge
These outreach efforts set the stage for the next phase of the project 
which included analysis and presentation of background information. 
At a series of TRAB meetings held in mid-November, the consultants 
presented the results of all project outreach efforts and other research 
to TRAB.  TRAB then synthesized this information and presented a 
summary to City Council on January 4, 2011.

Vision Statement, Goals and Strategies
In November, after considering the results of the community outreach 
efforts and reviewing the consultant’s “The Nature of the Challenge” 
document, TRAB created a working project vision statement and 
began identifying opportunities and constraints for the STaR Plan. At 
subsequent meetings, TRAB identified overall project goals and began 
to draft strategies to accomplish these goals. Criteria were developed 
to evaluate the strategies. In late April, TRAB presented the draft 
strategies to the Business of Thornton Advisory Commission (BTAC) and 
City Council for feedback. Using this feedback, TRAB re-evaluated, 
expanded upon, and finalized the strategies and divided them into 
two categories, “priority” and “secondary” strategies.

Implementation Steps
Using TRAB’s Vision, Goals and Strategies as a foundation, City staff 
developed a set of implementation steps to enable the plan to take 
effect.  These implementation steps included existing City Council 
Work Plan efforts and new initiatives based on TRAB’s Goals and 
Strategies.
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Plan Production
Preparation and refinement of the plan occurred between April and 
July with TRAB reviewing draft sections of the document. City staff 
then compiled the Final Draft plan which was presented by TRAB to 
City Council in late July in preparation for the Final Plan Public Hearing 
scheduled for August 2011. 

Plan Adoption
The final phase of the project was adoption of the plan. Following 
the public hearing held ______, the STaR Plan was adopted by City 
Council on ____________.

The balance of this report contains a more detailed description of 
TRAB’s Vision, Goals and Strategies, as well as the staff-recommended 
Implementation Steps which provide phasing for the project. The 
consultant’s assessment, The Nature of the Challenge, is included in 
full as Appendix A.

1.4 orGAniZAtion oF tHiS rEPort 

Medical offices in south Thornton




