
This report is produced quarterly by the City of Thornton’s Policy Planning Division to provide up-to-date details on three subjects regarding 

the city’s growth: an estimate of the city’s population, the city’s current housing count, and an assessment of anticipated housing unit 

construction.  

*The City’s quarterly estimating process has been adjusted to better align with third party population estimates produced by the US Census 

and the Colorado State Demographer’s office. To achieve this, staff has adjusted  tenure rates, vacancy rates, average household sizes, and 

housing unit counts.  
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SUMMARY: 

 The total population estimate at the end of the third quarter of 2018 is 139,622, which reflects 

an addition of 721 people since the previous quarter.   

 In the second quarter of 2018, 251 new Certificates of Occupancy (COs) were combined with 

existing housing unit counts, bringing Thornton’s residential unit total to 48,560. 

HIGHLIGHTS: 

 Ward 1: Continues to see no residential growth. 

 Ward 3 & Ward 4: Continue to see the greatest share of residential COs.  

 Overall: Thornton continues to grow primarily in the form of single-family detached homes. 

 Overall: Only five multi-family units have been built in the first three quarters of 2018, while 
247 were built in the first three quarters of 2017. 

Table 1 

Certificates of Occupancy Issued in Each Ward, Third Quarter, 2018 
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I. POPULATION ESTIMATE 

The population estimate for the quarter is updated based on the number of Certificates of 

Occupancy (COs) issued during the previous three months. A CO is a document that certifies a 

building is in compliance with applicable building codes and suitable for occupancy. For each CO 

issued, a new housing unit is added to the housing count. The housing unit count is then combined 

with estimated rates by housing type to produce a population count.  

Figure 1. Indicates the total 

population in each ward at the end of 

the third quarter  2018. The number of 

people estimated to have moved into 

the ward is in parentheses and is 

included in the total.  

Figure 1 

Population Increase by Ward, Third Quarter 2018 

Population  

Estimate: 139,622 

Change: +721 

Pop: 36,810 

(+262) 

Pop: 34,536 

(+295) 

Pop: 33,366 

(+0) 

Pop: 34,910 

(+164) 
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II. HOUSING ESTIMATE 

Quarterly housing growth is determined by tracking Certificates of Occupancy (COs) issued during 

the previous three months. The number of new COs issued is then added to the city’s existing 

housing count to provide the new housing estimate. Figure 2 and Table 2 below include total COs by 

housing type over the previous 5 years. 

Table 3 
Housing Counts by Ward third quarter, 2018 

Housing By Ward 

Table 3 below indicates housing counts by ward at the end of the third quarter of 2018. Single-

family detached units continue to constitute the majority of Thornton’s housing at 63 percent. 

Figure 3 on the following page displays the geographic distribution of housing types by ward. 

Wards 2, 3, and 4 each have a majority of single-family detached units, while Ward 1 has a more 

balanced distribution of housing types. 

Third Quarter 2018 

Housing Inventory Count: 48,560 

Quarterly Housing Unit Change: +251 

 

FIGURE 2 

COs Issued By Housing Type, Previous 5 Years 

Table 2 
Number of COs Issued by Housing Type, Previous 5 Years 
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Figure 3 
Percentages of Total Housing, by Type and Ward, Third Quarter 2018 
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III. FUTURE RESIDENTIAL DEVELOPMENT ESTIMATE * 

The quarterly estimate of future residential development is determined using the number of 

anticipated residential units, which is derived from: 

 1. Current planning documents 

 2. Plat records 

 3. Building Permits (BPs) issued during the previous quarter 

As displayed in Figure 4 and Table 4 below, Policy Planning uses four categories to describe the 

phases of a development project: Under construction, subdivided, city-zoned, and proposed. 

 Under Construction — Unbuilt or unfinished units. 

 Subdivided — Units within an approved subdivision but not yet under construction. 

 City-Zoned — Units within a zoned area with no further approvals. 

 Proposed — Units in review process but not approved. 

 

* The future residential development estimates process has been altered to provide greater clarity 

regarding the construction phasing of future growth in Thornton.  Going forward, quarterly reports 

Figure 4 

             Future Development of Residential Units According to Project Status 

Table 4 
Future Housing Units by Type and Stage of Development 

**Proposed units are rounded to reflect 

the speculative nature of unit estimates 

until a plat is approved by the City 
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IV. GENERAL OBSERVATIONS 

 Most recent and projected near-term residential construction in Thornton remains single-family 

detached units (SFD).  

 While only five multifamily units were completed during the first two quarters of 2018, staff 

expects this number to rise in the fourth quarter, as multifamily development projects near 

completion. 

 Thornton continues to have a large number of multifamily units zoned that have not moved into 

construction phases and it is unclear if these projects will come to fruition.  

 According to a CNBC article, new home sales in the US dropped to an almost two-year low in 

September: https://www.cnbc.com/amp/2018/10/24/new-home-sales-september.html.  Future 

quarterly reports will  provide guidance as to whether this trend is reflected in Thornton. 

FUTURE HOUSING BY WARD 

Table 5 
Subdivided and Under Construction Units by Ward and Housing Type 

Table 5 displays housing units that are likely to be constructed in the near future. Almost half of 

housing units that are subdivided and under construction are expected in Ward 3, located in the 

northeast quadrant of the city. The majority of remaining units are expected in Wards 2 and 4. The 

amount of proposed units (shown in Table 4) in the City of Thornton dropped slightly to 3,064. The 

number of units under construction rose to 2,604 since last quarter, which is 514 units more than 

last quarter. 


