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Chapter 1.0  Introduction
1�1     Context
The North Metro commuter rail line is part of the RTD FasTracks regional 
transit system expansion program to build over one hundred miles of rail 
transit throughout the Denver region. The 18.5-mile North Metro line is 
proposed to run from Denver Union Station in downtown Denver, through 
Commerce City, Thornton, and Northglenn, to just north of Highway 7 in 
north Thornton. Currently, the line is funded to the 124th Avenue/Eastlake 
station. Heading north, the Thornton Crossroads at 104th Station will be the 
second station within the City of Thornton, as shown in Figure 1.1, and is 
expected to open in 2018.

Figure 1�1: RTD FasTracks North Metro Rail Line
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It is with this backdrop that the City of Thornton initiated development of 
the Thornton Crossroads at 104th Station Area Master Plan to capitalize on 
opportunities that commuter rail service will bring to the community and 
potentially help to facilitate infill and redevelopment opportunities in areas 
that will soon have convenient access to the train.

Station Area and Opportunity Sites 

The Thornton Crossroads at 104th commuter rail station and Park-n-Ride 
will be located south of 104th Avenue and east of the Union Pacific railroad 
tracks, which are now owned by the Regional Transportation District (RTD). 
The Project Team, which included the consultants and city-appointed staff, 
assessed conditions within approximately one-half mile of the station, 
termed the Station Area. This half-mile radius is generally the distance 
that people are willing to walk to transit; and it is important that future 
plans consider the relationship between the station and surrounding 
neighborhoods within one-half mile of the station. 

The four sites highlighted in yellow in Figure 1.2 incorporate the station itself 
and properties within close proximity to the station that may develop and/or 
redevelop over time. These four areas are termed “Opportunity Sites” and 
are the areas of focus for the Land Use Concepts presented in Chapter 4 of 
this Plan. Figure 1.2 shows the Opportunity Sites and half-mile Station Area.  
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Figure 1�2: Thornton Crossroads at 104th Station Area and Opportunity Sites

1�2     TOD Defined

Transit Oriented Development (TOD) has many definitions, but it generally 
has three major characteristics:

A vibrant mix of land uses for people to comfortably live, work, & enjoy 
amenities in and around the station area. Instead of land being designated 
for just one purpose such as single-family housing, commercial or industrial, 
TOD allows a mix of uses within a station area. Often this means having 
retail or office uses on lower floors of buildings, with residential above; 
or it could mean having different uses located within comfortable walking 
distance of each other. While most transit patrons will use the North Metro 
line to travel inbound to Denver in the morning and outbound to Thornton 
during the evening, TOD can help to foster more balanced two-way travel 
so that riders have a reason to travel to the station area for jobs, school or 
shopping.   

A well-connected street network that makes it easy and convenient to 
get around on foot, by bicycle, car & on transit. TOD is located within 
walking distance of a transit facility and provides the ability for residents or 
employees to walk to and from their origins and destinations, reducing the 
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need for driving. For example, local residents might have easy walking access 
to the transit station, stores and restaurants, or employees and students 
who arrive at the station by commuter rail could easily walk to their places 
of work or school. A key goal of TOD is to reduce the need to drive and 
encourage the use of alternative travel modes such as rail, bus, bicycle and 
walking. The idea of TOD fostering travel by means other than private autos 
goes hand-in-hand with the City of Thornton’s Complete Streets Policy which 
seeks “…to ensure that roadways are designed and operated to be safe, 
comfortable, and convenient for drivers, bicyclists, transit vehicles and users, 
trail users, and pedestrians of all ages and abilities.”

Includes compact and compatible development. TOD allows higher density 
development – or units and square footage per acre – than other traditional 
neighborhoods. As mentioned above, it might include both horizontal and 
vertical mixed-uses, meaning that more and different types of development 
could occupy a smaller ‘footprint’ of land than traditional development. This 
type of compact land use pattern promotes easy pedestrian connections 
and comfortable access to the transit station and surrounding uses. To do 
so successfully however, and to garner support by the local community, 
TOD must be designed to complement the existing character of surrounding 
areas, so that the scale of higher density and compact development is 
seamlessly integrated into the more single-family, lower density character of 
the surrounding community

1�3     Station Area Vision

Based on these TOD characteristics, the City of Thornton has articulated a 
vision that is specific to the Thornton Crossroads at 104th Station Area and 
has both guided development of this Plan and will continue to guide future 
development and decision making in the station area.  

Guiding Vision: A mixed-use regional transit hub which 
enhances existing development by expanding commercial 
services and housing opportunities; while balancing 
multimodal connectivity.

1�4     Purpose of the Plan

The Thornton Crossroads at 104th Station Area Master Plan provides a clear 
vision and planning framework for future private development and public 
investment over the next 25 years. This Station Area Master Plan will serve 
as a blueprint for City staff and elected officials to use as they move forward 
in making policy, regulatory and investment decisions needed to make 
transit-oriented development (TOD) in the station area a reality. The Plan 
establishes a flexible framework for private investment in development and 
redevelopment, while providing appropriate guidance related to the types of 
land uses, transportation infrastructure and station area amenities desired 
by the community.
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1�5     Planning Process

The Project Team initiated the planning process in Fall 2013 and developed 
the Plan through a series of five phases, as described here and shown in 
Figure 1.3:

• Phase 1: Existing Conditions. The first phase of the planning process 
involved (1) collecting and analyzing data on existing conditions; (2) 
conducting a market analysis of the station area; and (3) holding focused 
discussions to assess land use planning and development opportunities 
and constraints within the station area.

• Phase 2: Visioning� In the second phase of the planning process, the 
Project Team used the information gathered in Phase 1 to articulate 
a station area vision that relays what community members, elected 
officials and City staff would like to see in the station area as it 
transforms. The Project Team used the vision statement throughout the 
planning process as a means to ensure that the development, evaluation 
and refinement of Land Use Concepts would meet the community’s 
articulation of what it envisions for the area.

• Phase 3: Generation of Draft Land Use Concepts. The third phase of the 
planning process involved working with City staff and stakeholders to 
develop conceptual level Land Use Concepts for each of the Opportunity 
Sites within the station area. The Project Team developed distinct 
concepts that varied by their land use configurations and degree of infill 
and redevelopment. Each of the concepts was designed to meet the 
future build out or development potential for the area, as outlined in 
the market study.  

• Phase 4: Preferred Land Use Concepts� In the fourth phase of the 
planning process, the Project Team, with guidance from elected 
officials and public input, carried forward and further refined the 
Land Use Concepts that best met the station area vision, market 
realities and desired land uses for each of the Opportunity Sites. The 
Preferred Land Use Concepts are intended to be flexible blueprints that 
illustrate concepts that can accommodate change over time while still 
maintaining the overall vision for transit supportive development within 
the station area. This phase also entailed developing a set of guiding 
principles and implementation strategies to guide future development 
and investment.

• Phase 5: Plan Adoption. The last phase of Plan development involved 
presenting the Draft Plan to City Council, posting the Draft Plan 
on the City’s webpage for public review, and incorporating final 
recommendations into the document for adoption by City Council.
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1�6     Community Engagement

Involving community members in the planning process was an important 
part of gaining broad support for the Plan. During each phase of Plan 
development, the Project Team engaged City staff, City Council, regional 
agency partners, key stakeholders and residents to obtain their ideas and 
perspectives. The Project Team offered a range of community engagement 
activities, allowing ample opportunities for all interested community 
members to become informed and provide input and feedback into the Plan. 
These activities are described below.

Table 1.1 lists the primary community engagement activities, their dates and 
the items covered at that event.

Table1�1: Community Engagement Activities

Meeting/Activity Date   Topic

City Council Update #1 April 23, 2013 •	 Project Overview
•	 Funding Overview
•	 Intergovernmental Agreement with 

RTD

Thornton	Harvestfest September 7, 2013 •	 Project Overview
•	 Issues	&	Opportunities

Figure 1�3: Planning Process and Timeline
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Meeting/Activity Date   Topic

Key Informant Interviews 
(8)

September 24 & 26, 
2013

•	 Station	Area	Interests	&	Plan	
Goals

•	 Issues	&	Opportunities

Technical Advisory 
Committee	(TAC)	#1

October 1, 2013 •	 Site Audit
•	 TAC	Roles	&	Responsibilities
•	 Project Overview
•	 Strengths, Weaknesses, 

Opportunities,	Constraints	
(SWOC)

Technical Advisory 
Committee	#2

November 12, 2013 •	 Existing	Conditions
•	 SWOC Results
•	 Market	Conditions	&	Potential	

Barriers
•	 Draft	Vision	

Community	Meeting	#1 December 4, 2013 •	 Project Overview
•	 Station	Area	Opportunities	&	

Constraints
•	 TOD Concepts
•	 Draft	Vision

City Council Update #2 January 28, 2014 •	 Project	Introduction	&	Outreach	
Activities

•	 Station	Area	Conditions
•	 Draft	Vision

Technical Advisory 
Committee	#3

February 11, 2014 •	 Market Assessment & Forecast
•	 Initial	Land	Use	Concepts

Thorntonfest May 17, 2014 •	 Project Update
•	 Draft	Land	Use	Concepts

Technical Advisory 
Committee	#4

May 22, 2014 •	 RTD	Station	Design	Update

Developer Panel June 25, 2014 •	 Station	Area	Overview
•	 Draft	Land	Use	Concepts
•	 Developer	Perspective	&	Input

City Council Update #3 August 12, 2014 •	 RTD	Station	Design	Update
•	 Market Forecast
•	 Developer Input
•	 Revised	Draft	Land	Use	

Concepts

Technical Advisory 
Committee	#5

August 21, 2014 •	 Revised	Draft	Land	Use	
Concepts

Community	Meeting	#2 September 4, 2014 •	 Revised	Draft	Land	Use	
Concepts

City Council Update #4 October 14, 2014 •	 Final	Land	Use	Concepts

Community	Meeting	#3 November 20, 2014 •	 Final	Land	Use	Concepts

City Council Update #5 December 16, 2014 •	 Draft	Plan

City	Council	Meeting January 13, 2015 •	 Plan	Adoption

City Council Updates

The Project Team provided periodic updates and briefings to City Council 
throughout the duration of the planning process. City Council provided 
input and guidance related to the vision for the station area, draft Land Use 
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Thornton residents review project information at 
the first community meeting.

Concepts, the Preferred Land Use Concepts and final recommendations to 
ensure the Plan aligns with the greater goals of the Thornton community.

Community Meetings

The Project Team held three 
community meetings at key 
milestones throughout the 
planning process. The purpose 
of these meetings was to 
maximize information sharing 
and effectively incorporate 
the concerns, ideas and 
needs of the public into 
development of the Plan. 
Meeting formats included 
open house workshops with 
interactive formats as well as 
formal presentations with question and answer periods. All meetings were 
held in close proximity to the station area and included targeted community 
engagement efforts to include the Spanish-speaking community, with 
Spanish translation available.

Technical Advisory Committee

At the initiation of the planning process, the Project Team invited a cross-
section of City staff and local and regional agency partners to join a Technical 
Advisory Committee (TAC). The TAC met five times throughout the planning 
process at key milestones and was instrumental in addressing issues, 
reviewing options and developing recommendations as a group.

Other Outreach Activities

Other community engagement consisted of activities that were intended to 
provide multiple ways of participating in the process and providing access to 
different segments of the public, as described here:

Key Informant Interviews

At the outset of the planning process, the Project Team conducted eight 
45-minute interviews with key informants who represented a cross-section 
of interests within the station area and the greater Thornton community. 
The Project Team conducted interviews between September 24th and 26th, 
2013. 

Property Owner and Stakeholder Meetings

The Project Team held one-on-one meetings with station area property 
owners and stakeholders throughout the planning process to inform them 
of the project, provide updates and understand their respective interests in 
station area development.
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Developer Forum

As Land Use Concepts were being 
developed and refined, the Project 
Team invited local and national 
developers to provide input into the 
Plan. The developers relied on their 
experience and perception of the 
market to provide feedback on feasible 
types of development and densities 
for the Station Area. They provided 
a realistic appraisal of issues and 
opportunities which ultimately helped 
to inform development of Preferred 
Land Use Concepts.

MindMixer Website

The Project Team developed a customized Mindmixer website specifically 
for this planning process. Mindmixer provided an online tool for capturing 
public input, promoting on-line community dialogue and served as an on-
going source of providing information for those that may not have been able 
to attend community meetings. Website visitors provided ideas on a range 
of topics, from improving walkability in the Station Area to the types of land 
uses people would like to see developed around the station.

1�7     Organization of the Plan

Following this introductory chapter, the Plan includes the following chapters:

Chapter 2 - Existing Conditions. Describes current conditions in the station 
area and includes details on land use, community facilities, demographics, 
development and infrastructure. The Project Team used this background 
data and information to comprehensively understand the Station Area 
context and to describe the physical, regulatory and policy setting that 
shaped development of the Plan. 

Chapter 3 - Station Area Market Potential. Outlines the long-term market 
potential for various types of land uses in the Station Area. The information 
contained in this chapter is the result of a detailed residential and 
commercial market analysis, presented in full in Appendix A.  It was used 
by the Project Team to gauge the short-range and long-term demand for 
development and to align station area planning with market realities and 
dynamics. 

Chapter 4 - Land Use Concepts� Using information from the existing 
conditions and market analysis, the Project Team developed distinct Land 
Use Concepts for each Opportunity Site. This chapter presents the Preferred 
Land Use Concepts which best meet the Station Area vision. The Preferred 
Land Use Concepts provide a flexible framework by which the public and 
private sectors can move forward with future planning, development and 
implementation strategies to realize the Station Area vision at each of the 
Opportunity Sites. 

Local developers provided their 
perspective and experience as they 
related to the Thornton Crossroads at 
104th Station Area.
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Chapter 5 - Guiding Principles� Details a number of principles used by 
the Project Team to develop the Preferred Land Use Concepts. These are 
guidelines the City can expect to see incorporated into future infill and 
redevelopment plans for the Station Area. It also includes case studies 
that provide useful information and lessons learned from communities 
implementing TOD in similar settings.

Chapter 6 - Implementation Strategies. Explains the steps needed to 
transform the Plan into reality, with the aim of providing guidance on 
ways to implement projects recommended through this planning process. 
This chapter clearly describes the public and private tools, programs and 
mechanisms needed to implement the Preferred Land Use Concepts. It 
identifies implementation timeframes, roles and responsibilities, and takes 
into account projected City fiscal resources.


