Chapter 3.0 Station Area
Market Potential
The Project Team conducted a detailed market study to analyze the potential
demand for residential and commercial uses near the Station Area. The
study considered local market trends, competitive development projects,
stakeholder and City feedback as well as input from local and national
developers. This analysis formed the basis for planning the types and
intensities of uses, alternative scenarios and ultimately the Preferred Land
Use Alternative described in Chapter 5. It should be noted that, as with
any plan and ultimate development project, the actual mix and timing of
development will likely vary based upon a variety of factors including the
needs of the property owners, the development and financial markets, the
timing and cost of public sector improvements and assistance, and level of
private sector investment.
This chapter provides an overview of key market study results and Appendix
A includes the full market study documentation.

3.1

Primary Market Area

For purposes of the residential and commercial analysis, a Primary Market
Area was designated for the Original Thornton at 88th Station Area (Figure
3.1). It encompasses much of south Thornton; and is bordered by Pecos
Street to the west, 112th Avenue in Northglenn to the north and most of the
developed area along the eastern boundary of Thornton.
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Figure 3.1: Original Thornton at 88th Station Primary Market Area

Developing a
neighborhood which
takes advantage of
proximity to transit will
help the Station Area
be competitive when
compared to other future
residential offerings.
Based on current
development interest,
it could potentially be
the first station area
developed in the City of
Thornton and presents
a strong development
opportunity.
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3.2

Residential Market Demand

While TOD market studies typically focus on higher density multifamily
development close to the station, the Project Team also examined the
single-family residential market. The single-family market was examined
because of the neighborhood context and past popular development
proposals that have incorporated higher density, small lot single-family
residential in the neighborhood.
Market Challenges
One of the challenges with new residential development in this Station Area
is the need and desire to attract a varied residential market segment to the
area. Introducing a new residential project in the Station Area presents a
number of challenges, including:
•

The age of the existing housing stock in the immediate Station Area.
Single-family residences built in the area average 1,000 square feet,
were built in about 1962, and have low median values of $150,000.
Most of the newer single-family residential products at higher average
price points are located in the growing suburbs of Thornton.

•

Industrial land uses south of 88th Avenue and associated truck traffic.
These uses are likely to remain for a long time and may be a deterrent to
attracting new residential development.

•

The potential cost of infrastructure, particularly stormwater
infrastructure. The cost of addressing the storm drainage on the site has
been a significant impediment to development in the Station area.

Market Opportunities
In order for a mixed income residential subdivision to take hold, it would
be imperative to develop a new residential environment. Price is also
important. While most of the new single-family housing sold in the last year
was in the $350,000+ price range in the market area, this Station Area is
likely to be strongest offering housing products in the more affordable price
ranges in the $200,000 price range initially. However, it would be important
to attract a mix of incomes to the development, and in order to do that,
differentiating the area from other competitive offerings in the marketplace
and taking advantage of the presence of transit, would be critical.
The Original Thornton at 88th Station represents an opportunity to
introduce newer stock into the neighborhood and offer greater housing
choices for future Thornton residents who may wish to benefit from
proximity to transit. Based on the station context and market analysis,
potential residential development at the station area could accommodate
some single-family residential closer to the adjacent neighborhoods,
while transitioning to higher density development closer to the station.
The residential development should be a mix of unit types and income. In
order to attract the market rate audience (middle income residents with
incomes of $50,000 plus), it would be imperative to leverage the presence
of the station, and create a unique identity, or “sense of place”, particularly
at the 53-acre vacant parcel adjacent to the station. [Note that Chapter 6:
Guiding Principles, details land use and design principles that will contribute
to creating a unique Station Area identity]. Following is a description of
residential development potential in the Station Area by rental versus forsale properties.
Residential Rental Demand
Successful development within the Station Influence Area will depend on
identifying and marketing to a new niche (renters in the middle income
ranges of $50,000 to $75,000 at about $1.20 per square foot rents) that
has been popular in Thornton, but not necessarily in this immediate
area. Its success will be incumbent on creating a residential environment
conducive to households that are smaller – typically singles and couples
(or roommates) that are either childless adults or couples with part-time
kids, seniors, and new empty nesters. These household types may like
the easy transit proximity to downtown – especially the flexibility and
low maintenance associated with smaller properties and pooled property
management. One of the advantages a Thornton rental location could
potentially provide is relative affordability and a high level of amenities.
Potentially larger unit sizes could also be attractive relative to what is being
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offered in downtown Denver. Attracting renters at a higher income than
what exists currently in the area will require a targeted marketing strategy to
attract this demographic.
There is currently market demand for a more affordable rental product,
either a tax credit or a housing authority property at about $1.00 per square
foot rents or less. Tax credit programs provide income tax credits (4% or
9%) to developers of affordable housing. The developer must set aside and
rent-restrict a number of units, with the units remaining affordable for at
least 30 years. It is important to note that all rental projects must include a
high level of design and proactive property management in order to create
an attractive mixed-income development where affordable housing blends
in with market rate housing and the predominantly single-family detached
housing environment.
For-Sale Residential Demand
Although most of the area close to the Original Thornton Station Area is
built out, the market analysis examined recent single-family residential
development in the broader regional area to better understand what
new residents to the area are buying and the competitive niche for the
station area. Assuming the Station Area has a market area capture rate by
price point of between 2 to 9 percent in the low, moderate, and middle
income ranges, the Station Area could accommodate 335 to 560 residential
ownership units based on long-term market demand (through 2035).
While the majority of demand is for single-family detached homes, there
is also significant potential demand for single-family attached units (future
demand). One of the challenges currently inhibiting the development of
attached residential ownership units is the current construction defects
law. While condo and attached housing units were formerly 20% of all new
ownership units built, their current share has shrunk to less than 5% of
ownership units constructed in the Denver Metro area. Currently, builders,
developers and subcontractors have a liability risk posed by current laws
that make it easy for homeowners’ associations to file large, class-action
lawsuits against builders for construction problems associated with new, forsale housing units, such as condominiums. The resulting slowdown in condo
construction has had serious implications for development around new
transit stations and for new housing options for lower-income homebuyers.

3.3

Commercial Market Demand

The commercial market analysis examined current and future retail demand
and supply in the market areas as well as small office demand. One of the
challenges with respect to commercial services in the area is the fairly
significant amount of commercial services available in the Thornton market
already. While much of these services are located along I-25 and other
major arterials, there would be the potential to provide some neighborhood
serving uses within the Station Area.
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Given the neighborhood orientation of the site, there is relatively modest
demand for retail and commercial services (including small offices) of
approximately 50,000 square feet in the future once there is a residential
community on the site. Mapleton Public Schools / Skyview Campus may
also desire additional campus and/or office space in the future.

3.4

Summary of Station Area Market Potential

Table 3.1 details the future development potential for residential and
commercial development based on the results of the market analysis.
The Project Team incorporated the forecast land use estimates into the
development alternatives described in the following chapters.
Table 3.1: Summary of Station Area Developmental Potential
Land Use Type

Market Forecast

Residential

400 - 850 units

Product Mix

Single-Family Detached & Attached: 40%
Multifamily: 60%

Commercial

50,000 square feet

Source: Arland Land Use Economics
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