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Chapter 2.0  Existing 
Conditions Analysis
An important aspect of the station area planning process is understanding 
the existing conditions in the half-mile Station Area, as well as any future 
plans for this area. 

This chapter provides an overview of existing conditions, including the 
following characteristics:

• Existing land use; 

• Community facilities; 

• Demographics;

• Development; and

• Infrastructure. 

2�1     Land Use

Jurisdiction

The Thornton Crossroads at 104th Station is located within Thornton city 
limits approximately 0.2 miles southwest of the intersection of 104th 
Avenue and Colorado Boulevard, as shown in Figure 2.1. The Station Area is 
predominantly within the City of Thornton, however, the City of Northglenn 
boundary intersects 104th Avenue at Fox Run Parkway and then follows the 
rail alignment to the northwest. This means that a portion of the station 
area falls within the jurisdiction of the City of Northglenn.

Existing conditions 
information provided the 
Project Team and Technical 
Advisory Committee with a 
detailed understanding of the 
Station Area. This perspective 
helped inform the planning 
process.
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Existing Land Uses and Character

The Station Area is predominantly characterized as a community retail 
shopping area, with commercial uses on all four sides of the 104th Avenue/
Colorado Boulevard intersection. These commercial centers are surrounded 
by well-established residential neighborhoods, open space, and a handful of 
large vacant lots.  

The future station is located immediately behind the Colorado Marketplace 
shopping center. Colorado Marketplace is a community retail center 
currently anchored by an Albertsons grocery store and includes a number 
of in-line retail establishments as well as retail pad sites fronting Colorado 
Boulevard and 104th Avenue. The southeast corner of 104th Avenue/
Colorado Boulevard includes a gas station on the corner and a smaller 
commercial center, with both retail and service establishments. The north 
side of 104th Avenue between Birch Street and Fox Run Parkway is fronted 
by retail uses, many of which offer drive-thru services. The Shoppes at 
Settlers Chase, located at the southeast corner of 104th Avenue and Steele 
Street, also offers retail amenities to the surrounding neighborhoods.

Figure 2�1: City of Thornton Jurisdiction Boundaries
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Beyond these commercial centers, the area east of Colorado Boulevard and 
north of 104th Avenue, is comprised of the Riverdale Open Space and the 
Wyndmere residential community of single-family residences developed in 
the 1990’s. The area east of Colorado Boulevard and south of 104th Avenue 
is comprised of the Grandview Ponds Open Space and Prairie Dog Habitat 
and Pine Lakes Ranch, a manufactured home community with 764 home 
sites. 

The area west of Colorado Boulevard and north of 104th Avenue is 
comprised of a mix of multifamily and single-family uses. Covington Ridge 
apartments and the Colony Glen and Colony Square single-family residential 
neighborhoods were developed in the 1990s and 2000s, respectively. 
Further west, Sage Valley, a multifamily neighborhood, and the Village at 
Sunny Acres, a senior citizen housing complex, round out the rest of the 
Station Area north of 104th Avenue. 

The southwest quadrant of the Station Area is primarily occupied by well-
established residential uses, including Settlers Chase, which is comprised of 
a mix of townhouse, multifamily attached and single-family detached units. 
Single-family development extends south of Settlers Chase, with Riverdale 
Heights, developed in the 2000’s and the single-family neighborhood of 
Sherwood Hills, developed in the 1970’s. The southwest quadrant of the 
Station Area also contains several large undeveloped parcels, including an 
undeveloped area south of 104th Avenue between Steele and York Streets 
and large two vacant parcels immediately west of the rail line.

These pictures of 
the station area 
show the current 
land uses and 
character of the 
surrounding land.

Typical single-family residence in the Station 
Area.

View across the tracks toward the station site 
looking northeast.

Trail through Grandview Ponds Open Space. View looking north toward Colorado Marketplace.
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Albertsons at Colorado Marketplace.Intersection at Colorado Boulevard and 104th 
Avenue.

Covington Ridge Apartments.

Traffice heading south on Colorado Boulevard. Pine Lakes Ranch manufactured home community.

Settler’s Chase apartments.New multifamily residences at Settler’s Chase.
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2�2     Zoning and Planned Land Use

Approximately 70 percent of the zoning in the Station Area is residential. 
Most of the zoning in the Station Area is consistent with existing and 
planned land uses, as shown in Figure 2.2.

Figure 2.2: Station Area Planned Land Uses

Table 2.1 illustrates current zoning within one-half mile of the station. 

Table 2.1: Station Area Zoning

Zoning Percent

Single-Family Detached 33.5%

Parks and Open Space 19.0%

Multifamily 11.9%

Planned	Development	(residential) 10.4%

Single-Family	Attached 7.5%

Manufactured Home 6.6%

Community Retail 4.7%

Business Park 3.3%

Agriculture 2.6%

Source: City of Thornton, City of Northglenn
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Land Ownership Patterns

Much of the land ownership pattern in the Station Area is typical of well-
established single-family residential neighborhoods, with individual small 
lot (<1/4 acre) ownership patterns. The Station Area, however, is also 
characterized by a handful of larger lots in the immediate vicinity of the 
station. These include parcels immediately west of the rail line as well as 
a 72-acre parcel south of 104th Avenue between Steele and York Streets. 
A number of scattered undeveloped parcels are located behind the 
commercial sites along both 104th Avenue and Colorado Boulevard. Land 
ownership within the Colorado Marketplace shopping center is fractured, 
with pad sites being individually owned. 

2.3 Community Facilities

Schools

There is one school located on the outskirts of the Station Area. Riverdale 
Elementary, located on 108th Avenue and east of Colorado Boulevard, is 
administered by the Adams 12 Five Star School District and enrolls children 
in Preschool through Grade 5.

Parks, Open Space and Community Facilities

As shown in Figure 2.3, there are several parks and open spaces within 
the vicinity of the station. Though located just outside of the Station Area, 
Carpenter Park has been included in this inventory because of the significant 
recreational resources it provides to the community. The Riverdale Open 
Space and Grandview Ponds Open Space and Prairie Dog Habitat transect 
the east side of the Station Area. These open space areas are part of a larger 
120-acre open space network that provides wildlife habitat, recreational 
amenities and neighborhood trail access. Table 2.2 details the parks in the 
area.

Table 2.2: Station Area Parks

Name Grades Amenities

Riverdale Open Space and Prairie Dog 
Habitat

Open space, prairie 
dog habitat

Trails, open space 

Grandview Ponds Open Space and Prairie 
Dog Habitat

Open space, prairie 
dog habitat

Trails,	open	space,	fishing

Sherwood Hills Park Park Playground, shelter, pond

Yorkborough Park Park Playground, shelter, 
tennis courts, open space

Margaret W. Carpenter Park and Open 
Space	(north	of	Station	Area)

Park, community 
center

Pool, gym, sport courts, 
playing	fields,	lake,	
open space, carousel, 
skatepark, group shelters

Source: City of Thornton
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Figure 2.3: Station Area Parks and Open Space

2�4 Demographics

Demographic indicators from 2010 Census Block Data and the Denver 
Regional Council of Government’s (DRCOG) Transportation Analysis Zones 
(TAZs) have been assessed for the Thornton Crossroads at 104th Station 
Area and compared to overall values for the City of Thornton. For the 
purposes of this analysis, the Project Team has included Census block and 
TAZ data for an area that is approximately 1-mile from the proposed station. 
A summary table is presented in Table 2.3, while detailed descriptions are 
provided in the sections which follow.
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Table 2�3: Demographic Summary Table

Within one mile of 104th 
Station City of Thornton

General (TAZ)

Population	(2010) 21,270 118,800

Population	(2035) 25,195 232,940

Employment (2010) 1,905 36,770

Employment (2035) 1,975 71,230

Race and Ethnicity (Census)

White 54% 62%

Hispanic 41% 29%

Black/African American 1% 3%

Asian 3% 5%

Other 1% 2%

Language (Census and ACS)

English Primary 85.7% 78.9% 

Spanish Primary, English Fluent 10.3% 15.1%

Spanish Primary 4.0% 6.5%

Income (Census)

Median Household Income $63,748 $62,512

Housing (Census)

Housing Units 6,870 43,939

Median	Housing	Value $169,000 $203,000

Home Owners 62% 69%

Transportation (Census)

Households	without	a	Vehicle 0.43% 3.5%

Average Commute Time 30.8 minutes 28 minutes
Sources: US Census Bureau, DRCOG 2013, 2008-2012 American Community Survey 

General

The area within 1-mile of the Thornton Crossroads at 104th Station has 
a population of 21,270, approximately 18 percent of Thornton’s total 
population. The population of this particular area  is expected to grow by 18 
percent to 25,195 residents by 2035, based on DRCOG data.

Race, Ethnicity, and Language

The ethnic makeup of the area is 54 percent White and 41 percent Hispanic. 
This differs from the city as a whole which is predominantly White (62%) and 
only 29 percent Hispanic. 

Income

The median household income in the 1-mile radius around the Thornton 
Crossroads at 104th Station is $63,748, approximately equal to the City’s 
median income. Additionally, approximately seven percent of households 
found within this 1-mile radius have incomes below the poverty line. 

For the purposes of this 
analysis, the Project Team 
has included Census block 
and TAZ data for an area 
that is within 1-mile from 
the commuter rail station.
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Housing

Sixty-two percent of residents are homeowners which is slightly less than 
the average for the City as a whole (69%). However, the median housing 
value ($169,000) is 20 percent less than the median value for Thornton. 
This is partially explained by a large concentration of multifamily and single-
family attached residences within 1-mile of the station which are generally 
less expensive than single-family detached housing.

Transportation

The vast majority of residents living in the vicinity of the station have access 
to a vehicle, with only 0.4 percent reporting that they did not. The average 
commute time is approximately 30.8 minutes, just slightly over the median 
commute time for Thornton residents of 28 minutes.
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Figure 2.4: Number of Jobs Within One Mile of the Station

The number of jobs 
located within close 
proximity to the station 
is much lower than the 
number of people who 
reside in the area:  there 
are approximately 1,900 
jobs located within 
1-mile of the station, 
comprising about  five 
percent of Thornton’s 
total jobs. This number 
is  not expected to 
increase significantly. 

Of those with Hispanic 
background living within 
close proximity of the 
station, the majority, 
around 86 percent, 
are primary English 
speakers. Of those who 
are primary Spanish 
speakers, ten percent 
speak English fluently, 
while four percent have 
limited English speaking 
ability. 
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2�5 Development

Pending Development & Entitlements

There are several undeveloped parcels with underlying entitlements within 
the Station Area. The following is a description of each:

• Sage Valley: This 7.8 acre parcel is located north of 104th Avenue and 
east of Steele Street.  The property is zoned Multifamily. Overall density 
planned for the site is 11.95 dwelling units per acre, with approximately 
72 units. 

• Presidential Ridge: This 15.4 acre parcel is located northwest of the 
intersection of 100th Avenue and Colorado Boulevard. In February 2013, 
Thornton City Council denied a request to (1) rezone the property from 
Planned Development to Multifamily and (2) amend the Comprehensive 
Plan to change the designation from Residential Medium to Residential 
High. The proposed rezoning would have allowed for up to 18 dwelling 
units per acre (with the proposal calling for development of 256 
apartment units). Current entitlements allow for 12 dwelling units per 
acre (approximatly 120 townhomes on the site).  

• Settler’s Chase: The residential portion of Settler’s Chase, located 
immediately west of the railroad tracks behind Colorado Marketplace, 
is approximately 45 acres.  Phase 1 and 2 are built with condos / 
apartments and duplex / triplexes. The total acreage of Phase 1 and 2 
is about 27 acres, with 77 dwelling units as duplex or triplex units, and 
216 condo/apartment units. Phase 3 is approximately 18 acres and 
the maximum number of dwelling units is 220. Two luxury apartment/
condo buildings have been built with a total of 39 dwelling units. A new 
developer has purchased the vacant portion of the property and intends 
to build the remaining buildings, which should result in anywhere from 
160 to 220 dwelling units in Phase 3. 

2�6 Infrastructure

Roadway Network and Traffic Patterns

The Station Area includes the intersection of Colorado Boulevard and 
104th Avenue, which is surrounded by the curvilinear street pattern of 
adjacent subdivisions. Colorado Boulevard is a four-lane major arterial with 
intermittent left and right-turn lanes, carrying over 20,000 vehicles per day. 
104th Avenue is an important east-west link. It is a four-lane divided major 
arterial west of Colorado Boulevard and carries over 29,000 vehicles per 
day. To the east of Colorado Boulevard, 104th Avenue is a four-lane arterial 
with turning lanes for commercial access. According to Thornton’s 2009 
Transportation Master Plan, both Colorado Boulevard and 104th Avenue 
west of the station have a level of service of E (unacceptable), while the 
portion of 104th Avenue east of the station has an F level of service (failing). 
These are expected to improve to acceptable levels by 2035 with transit and 
infrastructure improvements. 
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Transit, Bicycle and Pedestrian Facilities

North Metro Commuter Rail Station

The North Metro commuter rail service will run within the existing freight 
rail alignment, even though Union Pacific freight operations will end in early 
2015. New or upgraded track will be installed before passenger service 
begins. The rail alignment runs parallel with Colorado Boulevard briefly near 
Arrowhead Pass Road, which is found in the Pine Lakes Ranch subdivision, 
and then turns northwest and crosses 104th Avenue at a 45 degree angle. 
See Figure 2.5.

The rail platform and bus loading and unloading areas will be located directly 
south of the Colorado Marketplace shopping center, with access provided 
off Colorado Boulevard and 104th Avenue. The station will initially include 
an 800-space parking structure and approximately 100 surface parking 
spaces located immediately south of the shopping center along Colorado 
Boulevard. The parking structure will be built on the site of an existing storm 
water detention pond that will be relocated to the east side of Colorado 
Boulevard. Vehicles will access the station from Colorado Boulevard. Bus, 
pedestrian, and bicycle access is described in the sections which follow. 

Bus

The Thornton Crossroads at 104th Station Area is served by RTD’s Route 92 
which travels along 92nd Avenue before turning north and then running 
along Colorado Boulevard. This service runs with a 30 minute service 
frequency between 6:30 a.m. and 7:00 p.m. RTD’s AA Skyride service 
also runs along 104th Avenue serving Denver International Airport with 
a minimum of one-hour frequency between 3:21 a.m. and 10:16 p.m. 
eastbound, and 6:40 a.m. and 11:48 p.m. westbound. 

Figure 2.5: August 2014 RTD Station Concept Plan (Subject to Change)

Source: RTD FasTracks



| 2-13

Planned feeder routes include east-west connections 100th Avenue and 
104th Avenue routing through the bus exchange. A Call-n-Ride service, 
which would shuttle passengers to and from the station on-demand, is also 
described in the Transportation Master Plan.  

Bicycle

As part of the City’s Complete Streets Policy, the City has recently added 
portions of an on-street bicycle lane on Colorado Boulevard north of 104th 
Avenue. As the City resurfaces other stretches of Colorado Boulevard, 
additional bike lanes will be connected or added. In addition to on-street 
bicycle improvements, there are several discontinuous off-street bicycle 
facilities within the Station Area. The closest to the proposed station is 
a multi-use trail which travels east from Steele Street towards Colorado 
Boulevard and then turns northeast parallel to the alignment and then along 
104th Avenue to the west. There is also a ½-mile segment of multi-use trail 
off Colorado Boulevard north of 104th Avenue which connects to Birch 
Street and the Grange Hall Creek Regional Trail in the Riverdale Open Space 
and Prairie Dog Habitat. Further from the station, multi-use trails alongside 
the Grandview Ponds Open Space provide pedestrian and bicycle links for 
neighborhoods to the north and east of the station. 

Proposed bicycle facility improvements, as set out in the Parks and Open 
Space Master Plan (2012) include the completion of an east-west multi-use 
trail connecting the Grandview Ponds trails with the trail adjacent to the 
alignment. Existing and planned facilities are shown in Figure 2.6.
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Pedestrian

The pedestrian facilities serving the Station Area are functional, particularly 
along both major roads where there are ample sidewalks. However, the 
substantial street width, traffic speed, and the pedestrian’s proximity to auto 
traffic may make walking unappealing to some residents. The residential 
areas adjacent to the station generally have sidewalks, though the 
subdivisions are not necessarily pedestrian-oriented as ‘intuitive journeys’ 
are often made circuitous by the street layout and lack of ‘cut-throughs’.

Social trails, created by pedestrians ‘cutting through’ are apparent 
throughout the vacant areas adjacent to the station. 

Existing and proposed bicycle facilities are primarily multi-use paths which 
also serve pedestrians.  Important new pedestrian connections will be 
evaluated in the future, including a proposed grade-separated pedestrian 
crossing across Colorado Boulevard to connect the station to areas east.   

Figure 2.6: Station Area Pedestrian and Bicycle Infrastructure


