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Quality and Diverse Neighborhoods

Section 5

5.0 Introduction 

In addition to recommendations on future land use and 
basic infrastructure discussed in previous sections, the 
Comprehensive Plan also contains a number of core 
plan goals. These core plan goals give further definition 
to, and guidance on, important issues for Thornton’s 
future. These are: 

- Quality and Diverse Neighborhoods 
- Plentiful Quality Jobs 
- Healthy City with Great Amenities
- Active and Engaged Partnerships 

This section of the document presents recommenda-
tions and policies for the Comprehensive Plan related 
to the core plan goal of Quality and Diverse Neighbor-
hoods. Subsequent sections address the other core plan 
goals. 
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5.1 Current Challenges

Since its inception in the early 1950’s, Thornton has grown 
into a city consisting primarily of residential neighborhoods. 
Thornton faces two challenges as a residential community: 1) 
ensuring the long-term stability of existing neighborhoods as 
the housing stock ages, and 2) directing new residential growth 
into suitable areas that can accommodate that growth and 
create a sustainable development pattern. 

Figure 5-1 identifies existing and anticipated residential areas 
as well as anticipated mixed use areas that include both resi-
dential and commercial uses. Per the mid-range population 
projection described in Section 2, Setting, Thornton is expected 
to have 231,796 residents and 82,640 dwelling units at build-
out.  

5.2 Important Needs

To create a “City of Quality and Diverse Neighborhoods,” the 
Comprehensive Plan identifies the following important needs:

•	 Collaboration – Neighbors are encouraged to work 
together through formal or informal neighborhood 
organizations to maintain and improve their 
neighborhoods. A positive neighborhood image and 
identity leads to pride in the neighborhood, increased 
investment in properties, a diminished presence of 
blighted conditions, increased buying power of the 
residents, and enhanced property values over time. 

•	 Partnership – Cultivate on-going relationships between the 
City and neighborhood groups to maintain and improve 
neighborhoods, identify and leverage limited resources, 
and facilitate assistance for residents who are less able to 
participate in neighborhood revitalization activities.

Community Volunteers Help with Home 
Improvements

Rolling Hills Subdivision
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•	 Effective City Programs – City Code Compliance should 
be coupled with neighborhood programs to assist 
residents in undertaking neighborhood revitalization 
efforts, using a variety of strategies to affect positive 
neighborhood change.

•	 Neighborhood Viability – Homes and landscaping in 
older neighborhoods should be well-maintained and 
renovated, as needed, to create a positive neighborhood 
image attractive to new residents and investment. 

•	 Variety – A variety and balanced distribution of housing 
and neighborhood types should be available to serve 
all stages of a person’s life.  This includes expanding 
the supply of affordable housing, higher-end executive 
housing, and senior housing as identified in the 2009 
Thornton Housing Needs Assessment, as well as planning 
for mixed-use and transit-oriented neighborhoods.  

•	 Location Efficiency – The combined housing-transportation 
cost burden of lower-income families can be reduced 
by encouraging the development of affordable housing 
in close proximity to public transit and basic services, as 
identified in the City’s 2011 Affordable Housing Policy.

•	 Energy Efficiency – The City should encourage energy 
efficiency improvements in the construction or renovation 
of affordable homes. 

•	 Commitment – Residents and property owners should be 
committed to enhancing the quality and livability of their 
neighborhoods.

•	 High Standards – Property owners and occupants should 
maintain all housing at a high standard. 

Landscaping Improvements Enhance this 
Manufactured Home

Convenient Transit Accessibility Reduces 
Reliance on Automobiles
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Redevelopment Areas

Neighborhood Classification   
For the 2007 Comprehensive Plan, a neighborhood clas-
sification scheme (see Figure 5-2) was created that takes into 
account the conditions in Thornton’s neighborhoods and the 
direction of change perceived to be occurring. Neighborhood 
condition was based on the results of three residential surveys 
conducted in 2006. 

5.3 Planning Framework

Existing neighborhoods should be evaluated and classified to 
ensure long-term stability and determine where revitalization 
efforts are most needed. This section describes a framework for 
revitalization as well as the City’s revitalization planning prog-
ress since the 2007 Comprehensive Plan was adopted.

Figure 5-2:  Neighborhood 
Classification Matrix
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The surveys were conducted for: single-family neighborhoods 
older than 1980, multifamily developments older than 1990, 
and all six manufactured home parks in the city. These surveys 
are located in the Technical Appendix.

Residential Community Areas
Perceptions regarding the direction of change are based on 
analysis of several factors that can create stress on neighbor-
hood stability and contribute to decline. These perceptions
include: age and size of housing, value per square foot, age 
and income of residents, and the extent of owner versus renter 
occupancy.

Within the neighborhood classification matrix, any neighbor-
hood or part of a neighborhood can be placed in one of 12 
boxes based on current condition and the direction of change. 
For example, an area may currently have major deterioration 
but be undergoing substantial improvement in the form of 
renovation or redevelopment activities. Similarly, areas in good 
to fair condition may be under major stress from an aging, low 
income population unable to maintain the current conditions. 
By understanding what neighborhood conditions are now and 
where they are likely heading, policies and actions can be es-
tablished to facilitate neighborhood stability and revitalization.

The preparation of the 2007 Comprehensive Plan included a 
detailed assessment of neighborhood conditions. This informa-
tion helped identify and classify needs across existing neigh-
borhoods based on five basic categories shown in Figure 5.2:

1. Stabilization Areas
2. Enhancement Areas
3. Selective Renovation-Reinvestment Areas
4. Selective Redevelopment Areas 
5. Redevelopment Areas

Stabilization Areas
Stabilization Areas are those neighborhoods that are in good 
to fair condition and that show evidence of continuous im-
provement. Policies and actions associated with stabilization 

 

Home Maintenance and Repair are Critical 
for the Stability of Older Neighborhoods
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areas are structured to maintain sound neighborhoods and 
prevent decline. The majority of Thornton’s neighborhoods are 
located within Stabilization Areas.

Enhancement Areas
Enhancement Areas are those neighborhoods currently in good 
to fair condition that show signs of minor deterioration but that 
also show signs of improvement. These are generally neigh-
borhoods where private economic forces are already at work, 
such as homeowner investment in up-grades, a healthy real-
estate market in terms of sales, and on-going maintenance of 
housing units. City intervention or participation is used to facili-
tate, compliment and assist the revitalization process already 
underway. Several Thornton neighborhoods are categorized as 
Enhancement Areas, including Thornton Valley East, Sherwood 
Hills, Woodglen, Fox Creek Apartments, Creekside Place and 
Thornton Mobile Estates. 

Selective Renovation – Reinvestment Areas
Selective Renovation - Reinvestment Areas are those neighbor-
hoods where minor deterioration is prevalent and where de-
cline is underway, as well as those neighborhoods where there 
is major deterioration and where improvement has already 
started. A more active level of intervention or participation in 
these neighborhoods is required in order to either turn them 
around, or in those cases where there is severe deterioration, 
but some improvements, keep the process going. Original 
Thornton, Loma Linda, McCoy Hills, Village 88 and Aztec 
Village are examples of Selective Renovation – Reinvestment 
Areas in Thornton.

Selective Redevelopment Areas
Selective Redevelopment Areas are those neighborhoods 
where there may be individual properties with conditions that 
make them too expensive to renovate using Renovation-Re-
investment strategies such as low interest home improvement 
loans, revolving loan funds, programs to assist in housing 
maintenance and up-grades, in-fill housing construction on 
vacant lots, etc. These are often edges of neighborhoods that 
are under pressure for land use changes that can threaten 

 

Fox Creek Apartments

Original Thornton Home
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the stability of the entire area. Selective redevelopment can 
be used to accommodate the land use change desired and 
to establish a more defined neighborhood boundary that can 
withstand further pressure for destabilizing changes. Eastlake, 
Pine View Village and Villages of Yorkshire are examples of 
Selective Redevelopment Areas in Thornton.

Redevelopment Areas
Redevelopment Areas are those neighborhoods where current 
conditions are the worst, and where the process of decline is 
well underway and continuing. In Redevelopment Areas, exist-
ing development and even uses can be changed to accom-
modate current development needs of the community. Rede-
velopment can result in the quickest change from deterioration 
to high quality because of the ability to start over, although it 
can also be very disruptive to the current residents of the area. 
Thornton does not currently have any identified Redevelopment 
Areas based upon the survey areas that were evaluated.

Revitalization Progress Since 2007
In 2009, a Revitalization Task Force was created to direct revi-
talization. The Task Force established five screening criteria to 
determine when the community should engage in revitalization 
efforts. These screening criteria include:

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

South Thornton Revitalization Subarea Plan
The Task Force also recommended the creation of a stand-
ing Thornton Revitalization Advisory Board (TRAB) to achieve 
continuity, focus and a sustained commitment to revitalization 
through the creation of subarea revitalization plans with spe-
cific strategies for each priority area. In 2010, TRAB began 
a year-long revitalization planning process for an area of 
southern Thornton defined as the South Thornton Revitalization 
Subarea. This planning process culminated in the development 
of the South Thornton Revitalization Subarea Plan (STaR Plan) 

Revitalization Meeting
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which embraces a new vision for southern Thornton as well as 
revitalization goals and strategies.  

As TRAB and the City move forward with revitalization, the 
Neighborhood Classification Matrix and other assessment tools 
can be used in conjunction with the Revitalization Task Force’s 
screening criteria as a general framework to identify additional 
priority revitalization areas. To assist with this framework, new 
residential conditions surveys may be conducted for the 2017 
Comprehensive Plan update. 

5.4 Major Strategies and Key Policies

The following pages present the major strategies and key poli-
cies associated with the core plan goal of a City of Quality 
and Diverse Neighborhoods. Section 9.3, Key Catalyst Actions, 
identifies which actions are of the highest priority for imple-
mentation.

GOAL: CITY OF QUALITY AND DIVERSE NEIGHBORHOODS

Thornton is a city of families, and many residents cite the 
place they live by its neighborhood name – Original Thornton, 
Woodglen, Hunters Glen, as examples – providing a sense of 
identity and pride. A City of Quality and Diverse Neighbor-
hoods involves two components: 1) continuing Thornton’s 
practice of introducing quality subdivision development, and 
2) proactively protecting and enhancing the stability of existing 
neighborhoods. Five strategic initiatives to accomplish these 
twin goals are as follows:

MAJOR STRATEGIES:

1. Build Community Capacity Through Partnerships for 
Undertaking Neighborhood Revitalization.

2. Use a Systematic Approach to Assess Neighborhood 
Conditions and Set Action Priorities for Revitalization.

3. Take a Proactive Leadership Role in Neighborhood 
Stabilization and Revitalization.

TRAB Shares Revitalization Definition at 
STaR Plan Community Meeting
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4. Develop Quality Neighborhoods with a Diversity of 
Housing Choices.

5.  Promote Neighborhood Retail-Commercial Revitalization, 
Redevelopment as well as New Development.

1. Major Strategy: Build Community Capacity Through 
Partnerships for Undertaking Neighborhood Revitalization.

Community capacity to deal with issues related to neighbor-
hood revitalization must be improved at both the City level and 
among residents, property owners and community organiza-
tions. The City must play a pro-active, leadership role in neigh-
borhood revitalization by providing coordination, facilitation 
and resources. Residents and property owners have the largest 
financial stake in the health of their neighborhoods and the 
largest capacity to actively reinvest in maintaining and en-
hancing their homes. Neighborhood reinvestment can also be 
facilitated by the creation of partnerships with neighborhood 
organizations, community based non-profits, banks, private 
corporations and others involved in neighborhood revitaliza-
tion.

POLICIES:
5.1.1: Build capacity within the City so that other strategies  

 can be accomplished through partnership with others. 

5.1.2: Build capacity within the community to strengthen   
 a sense of community, and create partners    
 among neighborhood residents for implementing   
 various neighborhood stabilization and revitalization  
 actions.

2. Major Strategy: Use a Systematic Approach to Assess 
Neighborhood Conditions and Set Action Priorities for 
Revitalization.

As neighborhoods age, there is pressure toward decline due 
to changing physical, socio-economic, demographic and 
economic conditions. A systematic program of assessing exist-

Neighborhood Events Build Community 
Capacity 
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ing neighborhoods will allow the City to fully understand the 
current conditions and how neighborhoods are changing. 
This information is invaluable in setting priorities for action, 
developing and refining programs and policies for maximum 
effectiveness, and informing residents, neighborhood organiza-
tions and others of what needs to be done for neighborhood 
revitalization.

POLICIES:
5.2.1: Develop and implement a periodic program for   

 assessing the physical, socio-economic, demographic,  
 and economic condition of neighborhoods. 

5.2.2: Use data from the periodic neighborhood assessment  
 program to set priorities for action, and to evaluate the  
 effectiveness of neighborhood revitalization policies and  
 programs.  

3. Major Strategy: Take a Pro-active Leadership Role in 
Neighborhood Stabilization and Revitalization.

In order to address issues of neighborhood stability and revi-
talization as Thornton ages, the City will need to take a more 
pro-active leadership role in programs, policies and actions to 
address issues as they occur. Neighborhood decline is easier 
to address by identifying and taking early action rather than 
waiting until the issues are out of hand.

POLICIES:
5.3.1: Address issues of declining maintenance in Thornton’s  

 single-family, multifamily and manufactured home park  
 neighborhoods.

5.3.2: Develop programs and policies that address issues of  
 declining maintenance in rental properties.

5.3.3: Improve the image and identity of Thornton’s   
 single-family, multifamily and manufactured home   
 park neighborhoods by identifying small scale   
 capital improvements, city-wide street sign programs,  
 landscaping enhancement requirements. 
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5.3.4: Promote and support homebuyer programs for people  
 who want to live in Thornton. 

5.3.5: Provide information to residents on home repair   
 resources and incentive programs for energy efficient  
 upgrades or other home improvements. 

4. Major Strategy: Develop Quality Neighborhoods with 
Diversity of Housing Choices

The subdivision and architectural design standards to which 
residential developments are built have significant influence on 
how they age, the cost of maintenance over the long run, and 
their stability as a desirable residential neighborhood. Higher 
standards can ensure neighborhoods are easier and less costly 
to maintain, and contribute to the longevity of a stable residen-
tial community with fewer negative impacts on the community 
as a whole. 

A wider range of housing choices and types will ensure that 
Thornton is truly an intergenerational community, providing 
for a full range of housing choices, from very affordable entry 
level rental, to move-up single-family home ownership, to 
maintenance-free living choices, to elderly care options.

POLICIES:
5.4.1: Ensure the design and development standards for   

 residential development in Thornton contribute to the  
 long-term stability and desirability of its neighborhoods.

5.4.2: Ensure Thornton has a full range of housing choices so 
residents can remain in Thornton as their housing needs 
change over time.

5. Major Strategy: Promote Neighborhood Retail-Commercial 
Revitalization, Redevelopment as well as New Development

In the southern part of Thornton, there is an over-supply of 
retail space in relation to the current and projected market de-

High Quality Design Creates Desirable 
Neighborhoods
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Neighborhood Commercial

mand. This contributes to decline in the quality and economic 
viability of existing shopping centers which in turn negatively 
impacts neighborhood stability. Attacking this issue requires a 
two-pronged approach. First, identify the market demand and 
the appropriate amount and mix of uses. Second, facilitate 
appropriate changes in the commercial environment that result 
in the attraction of appropriate tenants, reduction of vacant 
space, and adjustment of land use.

POLICIES:
5.5.1: Build retail demand within older residential   

 neighborhoods through stabilization and revitalization.

5.5.2: Decrease existing supply of underutilized retail   
 space near older residential neighborhoods through  
 redevelopment of commercial property for other uses. 

5.5.3: Address issues of declining competitiveness of older  
 centers with new development. This may be   
 accomplished through the attraction of more   
 appropriate tenants, aesthetic improvements to   
 outdated architecture or landscaping, and pedestrian- 
 oriented site layouts.

5.5.4: Ensure that all new residential neighborhoods   
 are adequately served by quality community and   
 neighborhood scale commercial centers at appropriate  
 locations. 

5.5.5: Facilitate the development of well-designed and   
 integrated mixed-use developments at anticipated   
 future FasTracks stations and ensure suitable pedestrian  
 connections with surrounding neighborhoods.
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