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 Influence Area surrounding
the station, as well as any future plans for this area.
This chapter provides an overview of existing conditions, including the
following characteristics:
•

Land use;

•

Community facilities;

•

Demographics;

•

Development; and

•

Infrastructure.

2.1

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.

Land Use

Jurisdiction
The FasTracks North Metro Line Original Thornton at 88th Station will be
located within Thornton city limits along Welby Road, approximately 0.25
miles north of 88th Avenue. The Station Influence Area, as shown within the
half-mile radius in Figure 2.1, is predominantly within the City of Thornton,
however, the City’s boundary with Adams County lies along 88th Avenue
and the extension of Steele Street alignment north from 86th Avenue to
88th Avenue. This means that part of the Station Influence Area south of
88th Avenue falls within the jurisdiction of unincorporated Adams County,
requiring close coordination with the County as City plans progress.
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Figure 2.1: City of Thornton Jurisdiction Boundaries

Existing Land Uses and Character
The existing land uses surrounding the station are predominantly residential,
with a mix of diverse uses occupying various parcels throughout the Station
Influence Area.
The majority of residential uses west of the rail alignment are considered
part of “Original Thornton,” a neighborhood developed in the 1950’s and
60’s which has an increasingly aging population. On the north side of 88th
Avenue, the Mapleton School District’s Skyview Campus (described further
in Section 2.3) is the newest and most prominent land use feature in the
area. A string of auto-oriented small-scale commercial buildings fronts much
of 88th Avenue between York Street and the rail alignment; and a mix of
single-family and multifamily neighborhoods characterize the area further
south of 88th Avenue.
The northeast quadrant of the Station Influence Area is comprised mostly
of single-family detached homes, with adjacent portions of vacant land,
parks and open space within the Thornton Valley East and Columbia Park
neighborhoods. These single-family neighborhoods were well established
throughout the 1960’s and 70’s, followed by the development of higher
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density multifamily apartments along Colorado Boulevard almost a decade
later. Townhomes further north along Welby Road were also developed
in the early 2000’s. Two smaller parcels of industrial uses are located
immediately east of the rail alignment and west of Welby Road. The largest
area of undeveloped land is located immediately east of the station and
north of 88th Avenue and totals approximately 57 acres.
The area immediately south of 88th Avenue is occupied largely by the
manufactured home communities of Thornton Mobile Estates, with just over
200 units, and Chaparral Village, located in unincorporated Adams County,
with just over 100 units. The southwest quadrant of the Station Influence
These pictures of
Area also contains a large concentration of industrial uses. This area is
the Station Area
characterized by a mix of light and heavy industrial facilities, ranging from
show the current
outdoor storage to steel manufacturing.

land uses and
character of the
surrounding land.

Typical single-family residence in the Station Influence Area.

View looking south toward 88th Avenue across large vacant parcel.

Truck traffic at 88th Avenue and Welby Road.

Typical neighborhood park.
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Retail stores located along
88th Avenue.

View of the Union Pacific Railroad tracks looking north from
88th Avenue.

View looking south along the Lower Clear Creek Canal, which runs
the extent of the largest vacant parcel within the station.

View looking west toward Welby Road across large vacant parcel.
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Manufactured home
community.

Thornton Valley East neighborhood.

2.2

Zoning and Planned Land Use

The majority of zoning in the Station Influence Area is residential (71.6%),
with pockets on the east side of the rail tracks zoned for alternate land uses.
Most of the zoning in the Station Influence Area is consistent with existing
land uses, as well as future land uses identified in the City of Thornton
2012 Comprehensive Plan (shown in Figure 2.2), with the exception of the
following two areas:
•

Immediately to the northeast of the station along the rail tracks, there
are approximately 65 acres zoned for industrial and business park uses.
However, the City’s Future Land Use Map, a component of the Thornton
Comprehensive Plan, calls for these parcels, along with most of the large
vacant property to the east, to be developed as an “urban village.” The
Urban Village future land use category allows high intensity mixed-use
development in a compact, pedestrian-oriented environment.

•

To the south of 88th Avenue, a 42-acre tract of land between 86th and
87th Avenues is zoned as industrial land, however the City’s Future Land
Use Map designates this area as an employment center and institutional
use. The Employment Center future land use category is intended
to serve as a primary location for non-retail employment, providing
flexibility for the location of such diverse uses office parks, corporate
campuses and industrial parks that provide business infrastructure. The
Institutional future land use category allows for government, civic, and
community facilities such as libraries, recreation, and schools.
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Figure 2.2: Station Influence Area Planned Land Uses

Table 2.1 illustrates current zoning within one-half mile of the station. Figure
2.3 shows the housing mix between single-family homes and multifamily/
manufactured homes.
Table 2.1: Station Influence Area Zoning
Zoning

Percent

Single-Family Detached
Parks and Open Space
Single-Family Attached
Planned Development
Multifamily
Manufactured Home
Industrial
Mineral Conservation & Agricultural
Community Retail
Business Park

59.0%
10.8%
7.5%
6.3%
5.1%
4.5%
2.8%
1.9%
1.6%
0.4%

Source: City of Thornton, Adams County
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Land Ownership Patterns
Much of the land ownership pattern in the Station Influence Area is typical
of well-established single-family residential neighborhoods, with individual
small lot (<1/4 acre) ownership patterns. The Station Influence Area,
however, is also characterized by a handful of larger lots in the immediate
vicinity of the station. The area west of the rail tracks on either side of 88th
Avenue contains relatively large parcels, ranging in size from 1.5 to 35 acres.
While most of the larger developed parcels have fragmented ownership,
the largest undeveloped parcel immediately east of the station is currently
under single ownership.

2.3

Community Facilities

Schools
The Original Thornton at
88th Station Influence
Area contains a large
concentration of public
schools. There are over
3,500 students enrolled
in the nine schools
located within one-half
mile of the station, all
of which are part of
the Mapleton School
Newly constructed Mapleton School District Skyview
Campus.
District. Over 1,500
of these students are
housed at one of the
five schools located on the Skyview Campus. The campus underwent a $64
million renovation and re-opened in 2012 with a community library, theater,
sports fields, and a gymnasium. A joint use agreement has been established
with the City of Thornton for public use of these facilities. Table 2.2 details
the schools in the Station Area.
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Table 2.2: Station Influence Area Schools
Grades

Enrollment
(2013-2014)

Academy High School (Skyview Campus)

9-12

311

Mapleton Expeditionary School of the Arts
(Skyview Campus)

7-12

543

Clayton Partnership School (Skyview Campus)

K-8

417

Name

Mapleton Early College (Skyview Campus)

9-13

174

Ages 17-21

83

Explore Elementary

PK-6

339

Achieve Academy at Bertha Heid

PK-8

482

York International

K-12

740

Meadow Community School

PK-8

415

-

3,504

North Valley School for Young Adults (Skyview
Campus)

Total
Source: www.schoolmap.org

Parks, Open Space and Community Facilities
The Station Influence Area includes varying types of parks and open spaces
as shown in Figure 2.4. In addition to those owned by the City, parks that are
under a joint use agreement with schools provide additional opportunities
for recreation within the Station Influence Area. Though located just
outside of the Station Influence Area, Thornton Community Center has
been included in this inventory because of the significant recreational
resources it provides to the community. Aspen Park, Community Park, Platte
River Trailhead Park, and Meadow Community School, located just outside
the Station Influence Area, are also identified in Figure 2.4 because they
are close enough to provide recreational opportunities for residents and
students in this area. Table 2.3 details the parks in the area.
Table 2.3: Parks Within and Near the Station Influence Area
Name

Grades

Amenities

Skyview Campus

Community center
(joint use)

Playground, playing
fields, open space, sports
courts, community
garden, library.

Lily Park

Park

Playground, open space.

Yucca Way Open Space

Open space (nondeveloped)

Open land.

Thornton Community Center

Park, community
center

Outdoor pool, skate park,
playing fields, gym, teen
center, open space.

Aspen Park

Park

Trails, open space.

Columbia Park

Park

Playground, open space.

Meadow Community School

Park (joint use)

Playing fields, pavilion.

Sam Molinaro Park at Explore Elementary
at Bertha Heid Campus

Park (joint use)

Playing fields, pavilion.

Source: City of Thornton 2012 Parks and Open Space Master Plan
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Other Community Facilities
Churches. There are two churches located within the Station Influence Area:
Victory Chapel along 88th Avenue, and Thornton United Methodist Church
located adjacent to Lily Park. In addition, the Holy Cross Catholic Church, a
significant local institution, is located just outside the Station Influence Area,
alongside Thornton Community Center.
Library. The Anythink York Street public library opened in 2013 and is
housed on the Skyview Campus. The library serves students, as well as the
broader community of Thornton and Adams County residents.
Community Garden. The new Mapleton Public Schools Community Garden
at Skyview Campus contains forty-two 10-by-13 plots. Twelve of the plots
are reserved specifically for Mapleton schools that want to participate, and
the rest are open to Mapleton Public School residents.
Food Bank. The Thornton Community Food Bank is located adjacent to the
community gardens on the Skyview Campus, housed in the School District’s
former vocational/tech building. The Food Bank provides free emergency
food assistance to those in need, including residents within the Station
Influence Area.
Figure 2.3: Schools and Parks/Open Space Within and Near the Station Influence Area

| 2-9

2.4

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

Demographics

Although this Plan generally focuses on the half-mile Station Influence Area
for purposes of land use development, demographics have been analyzed
for a broader one-mile area to consider the greater distance that transit
users will come from. Demographic indicators from 2010 Census Block and
2008-2012 American Community Survey (ACS) 5-year estimate data, and
the Denver Regional Council of Government’s (“DRCOG’s”) Transportation
Analysis Zones (“TAZs”) have been assessed for a one-mile radius around
the Original Thornton at 88th Station and compared to overall values for the
City of Thornton. A summary table is presented in Table 2.4, while detailed
descriptions are provided in the sections which follow.
Table 2.4: Demographic Summary Table
Within one mile of 88th
Ave Station

City of Thornton

General (TAZ)
Population (2010)

25,500

118,800

Population (2035)

31,670

232,940

Employment (2010)

2,540

36,770

Employment (2035)

2,820

71,230

White

46%

62%

Hispanic

47%

29%

Black/African American

1%

3%

Asian

3%

5%

Other

3%

2%

English Primary

78.8%

78.9%

Spanish Primary, English Fluent

14.4%

15.1%

Spanish Primary

6.8%

6.5%

$53,429

$62,512

8,845

43,939

$150,000

$203,000

68%

69%

1.5%

3.5%

29.3 minutes

28 minutes

Race and Ethnicity (Census)

Language (Census and ACS)

Income (Census)
Median Household Income
Housing (Census)
Housing Units
Median Housing Value
Home Owners
Transportation (Census)
Households without a Vehicle
Average Commute Time

Sources: US Census Bureau, DRCOG 2013, 2008-2012 American Community Survey

The one-mile radius around the Original Thornton at 88th Station has a
population of 25,500, approximately 21 percent of Thornton’s population.
This is expected to grow by 24 percent to 31,667 residents by 2035.
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Race, Ethnicity, and Language
The racial makeup of the area is divided equally between Hispanic (47%)
and White (46%). This differs significantly from the City as a whole which is
predominantly White (62%) and only 29 percent Hispanic.
Income
The median household income in the one-mile radius around the Original
Thornton at 88th Station is $53,429, 15 percent lower than the City’s median
income.
Housing
Sixty-eight percent of residents are homeowners, which is comparable to
the City as a whole (69%). However, the median housing value ($150,000)
is 27 percent less than the median value for Thornton. This is explained by
the older housing stock comprising ‘Original Thornton’ in the north-west
quadrant of the Station Area which was built predominantly in the 1950’s.
Original Thornton has been identified as an area in need of revitalization in
the South Thornton Revitalization Subarea Plan and is considered an eligible
area for the City’s Community Development Block Grant Program.
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Figure 2.4: Thornton’s Population Within One Mile of the Station

The number of jobs located
within one mile of the
station is much lower than
the number of people who
reside within one mile
of the station: there are
approximately 2,500 jobs
located within one mile of
the station, comprising about
seven percent of Thornton’s
total jobs. This number is
expected to increase by only
eleven percent to 2,800 jobs
by 2035.

Of those with Hispanic
background living within
one mile of the station,
the majority, around 79
percent, are primary English
speakers. Of those who are
primary Spanish speakers,
14.4 percent speak English
fluently, while only 6.8
percent have limited English
speaking ability.
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2.5

Development

Pending Development & Entitlements
There are three notable pending developments in the Station Area,
described here:
The 53-acre Welby Station was rezoned Planned Development (PD) and
platted in 2007 for a combined mixed-use and residential development
south-east of the proposed station. The project was expected to add 604
mixed-income units in a multifamily context, with another 179 single-family
units being added further east from the station. These entitlements are still
in place, but this property has since been sold to a new development group
and no development has taken place.
In 2011, the City of Thornton approved a 16,000 square-foot expansion
project on the Dynamic Metal Fabrication site, located immediately north of
the proposed station. This expansion is currently on hold. As this property
will be acquired by RTD for the North Metro Rail, the business will need to
relocate, preferably within the city of Thornton as the company is a primary
employer and important to the City.
The Community Resources & Housing Development Corporation (CRHDC)
owns a site east of Welby Road and just south of Beachwood Drive. The
property was donated to CRHDC by Washington Mutual. The City and the
County are providing funds to assist in the development of the affordable
housing units. They are currently in the process of submitting a Conceptual
Site Plan and subdividing the parcel to develop two duplexes. There are four
units total: two three-bedroom units and two two-bedroom units. Monthly
rents are proposed to be $876 for the two bedroom units and $1,300 for
the three bedroom units which is considered affordable to residents making
80% Average Median Income (AMI) or less.

2.6

Infrastructure

Roadway Network and Traffic Patterns
The area adjacent to the station is characterized by a curvilinear street
pattern connecting to a four-lane arterial, 88th Avenue, which has a 24-hour
traffic volume of 17,005 vehicles. Welby Road is a two-lane collector, with
a 24-hour traffic volume of 5,310 vehicles. To accommodate station access,
Welby Road will eventually be realigned by shifting the southern portion
to the east to become an extension of Steele Street. A traffic signal will be
provided at the intersection of Welby Road/Steele Street and 88th Avenue
to facilitate access.
According to the City of Thornton Transportation Master Plan, both
Welby Road and 88th Avenue provide levels of service in the range of A-C
(acceptable) which are expected to be maintained through 2035.
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Drainage
Colorado Agricultural Canal is located immediately east of the current
alignment of Welby Road and the Lower Clear Creek Canal is located
approximately a quarter-mile further east. A primary concern for existing
and future development in the Station Area is drainage and flooding in the
low-lying portions of the Station Influence Area. The area was developed
in the 1950’s, prior to the creation of the Urban Drainage Flood Control
District, and 100-year storms cause sheet flows. In 2002, the City and Adams
County studied these issues related to the School Tributary and designed
drainage and flood control improvements. However, the price tag of
approximately $2.3 million for the comprehensive solution is very expensive.
City engineers are currently reinvestigating drainage plans for the area.
Transit, Bicycle and Pedestrian Facilities
North Metro Commuter Rail Station
The North Metro commuter rail service will operate within the existing
Union Pacific Boulder Branch alignment through RTD’s Original Thornton
at 88th Station (shown in Figure 2.5). This alignment crosses 88th Avenue
approximately parallel to the current alignment of Welby Road and
continues along this trajectory north to 100th Avenue. The rail platform and
bus loading areas are located approximately a quarter-mile north of 88th
Avenue, with bus and vehicle access primarily via a realigned Welby Road.
Auto and bus access to the station will be via realigned Welby Road with a
passenger loading area adjacent to the rail platform. The station will initially
include about 561 surface parking spaces, and per RTD’s original estimate,
could expand to a 1,500-space parking structure by 2035. Bus, pedestrian
and bicycle access is described in the sections which follow.
Bus
The Original Thornton at 88th Station Area is served by RTD’s Route 88
which travels between Northglenn Marketplace and the Stapleton Park-nRide. This service runs along 88th Avenue between the I-76 and Grant Street
with a 30 minute service frequency between 6:00 a.m. and 7:30 p.m.
Planned feeder routes to the commuter rail station include a connection
north along Dahlia Street which then travels west along 88th Avenue. A
service is also planned which travels along 84th Avenue and then loops
through the neighborhood to the southwest of the station before turning
east along 88th Avenue. RTD will develop a more extensive feeder bus
service plan with a year or two of opening day. A Call-n-Ride service, which
would shuttle passengers to and from the station on-demand, is also
described in the City’s Transportation Master Plan.
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Figure 2.5: August 2014 RTD Station Concept Plan (Subject to Change)

Source: Denver Regional Transportation District (RTD)

Bicycle
There are several discontinuous bicycle facilities within the Station Area. The
closest to the proposed station is a multi-use path which travels adjacent to
the east side of Welby Road between 88th Avenue and Beachwood Drive.
There is also a ½-mile segment of bike lane along Yucca Road on the west
side of the rail line. Further from the station, there are connected off-street
trails and bike lanes through Aspen Park, along Welby Road and Thornton
Parkway, connecting to the Union Pacific Trail which runs parallel to the rail
line
Proposed bicycle facility improvements, as set out in the City of Thornton
Parks and Open Space Master Plan (2012), include the completion of the
multi-use path and bike lanes along Welby Road. The plan also includes an
off-street trail west of the proposed station along the rail alignment and
88th Avenue which connects to existing and proposed bicycle routes in
the neighborhood. The City of Thornton Transportation Master Plan also
includes a network of planned trails to connect surrounding communities to
the proposed station. Existing and planned facilities are shown in Figure 2.6.
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Figure 2.6: Station Influence Area Pedestrian and Bicyle Infrastructure

Pedestrian
There are existing pedestrian facilities serving the Station Area, but they
do not adhere to the City’s current Standards and Specifications for new
streets at all locations and will not be adequate for students and community
members who want to safely and conveniently walk to the Station Area.
There are narrow sidewalks along both sides of 88th Avenue west of the
rail line and sidewalks only on the north side of 88th Avenue east of the rail
line. A pedestrian signal on 88th Avenue between Thornton Mobile Estates
and Chaparral Village does facilitate pedestrian access along the north
side of 88th Avenue. Sidewalks are also located in most of the residential
neighborhoods to the north and southwest of the station. The neighborhood
to the southeast of the proposed station is a manufactured home
community and generally does not have pedestrian infrastructure. Social
trails, created by pedestrians ‘cutting through’ are apparent throughout the
vacant areas adjacent to the proposed station.
Proposed bicycle facility improvements are primarily multi-use paths which
will also serve pedestrians. A pedestrian walkway is proposed to connect
the station platform to Yucca Way and the Original Thornton neighborhood
to the northwest of the station. This walkway will either be across the track
at-grade, or via an underpass at the south end of the station Park-n-Ride.
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The City is also looking into the possibility of extending this walkway south
along the west side of the rail alignment to 88th Avenue. The trail along the
Colorado Agricultural Canal will be relocated to the eastern edge of the RTD
Park-n-Ride.

| 2-17

2-18 |

