Chapter 4.0 Land Use
Alternatives Considered
This chapter describes the evolution of the Land Use Alternatives proposed
for the Original Thornton at 88th Station Area. Based on the guiding vision
for the Station Area, results of the market analysis and ideas shared by
stakeholders and the public, the Project Team developed a range of land use
concepts to illustrate how the Original Thornton at 88th Station Area could
develop over the next several years and beyond.
This chapter is intended merely to describe the development of the Land
Use Alternatives and the process by which they were evaluated and
ultimately refined to develop the Preferred Land Use Alternative described
in Chapter 5.

4.1

Preliminary Circulation and Open Space Framework

Each of the Land Use Alternatives developed by the Project Team was based
on a preliminary circulation and open space network, as shown in Figure 4.1.
The framework represents an initial attempt to identify the logical key routes
of travel and connections for vehicles, pedestrians and bicyclists throughout
the station area and to surrounding neighborhoods and destinations. The
primary route of vehicle travel will be via realigned Welby Road. Several
suggested east-west connections leading to the commuter rail station and
new development areas are also identified in Figure 4.1.
The complementary network of planned parks, open space and on- and
off-road pedestrian and bicycle routes would create convenient connections
for bicycle and pedestrian travel as well as areas for people to enjoy and
recreate.
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Figure 4.1: Preliminary Circulation & Open Space Framing (Developed January 2014)

Note: This framework was intended for initial guidance and does not represent approved roads, paths, or open space. The actual
framework will be approved by the City at the time of development.

4.2

Proposed Land Uses

Proposed land uses envisioned for the Station Area include a mix of land
use types. While development of the Station Area would predominantly
be residential, a mix of neighborhood-supporting commercial, office and
mixed use would help to create a dynamic and vital community around the
station. Table 4.1 provides a description of the land uses identified in the
Alternatives.
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Table 4.1: Proposed Land Use Categories
Land Use Type

Description

Parks & Open Space

These places provide places for people to enjoy and
recreate. In addition to the traditional parks and
fields, other examples include: dog parks, fountains,
multiuse paths, sculpture gardens, and playgrounds.

Single-Family Residential
(Detached and Attached)

This type of housing can be either attached or
detached. The City of Thornton predominantly
includes single-family detached homes. While these
homes do not share any walls, they may share other
amenities, including park or playground areas.
Single-family attached housing - also known as
townhomes or brownstones - provide similar living
to single-family detached homes, but units share
walls.

Multifamily Residential

This type of housing provides higher density living,
including condos and apartment buildings.

Commercial

Commercial can include office land uses, retail and
restaurants.

Residential Mixed Use

This type of land use includes a variety of uses with
living spaces usually on the upper levels of the
building and office, retail or restaurants below.

Figures 4.2 through 4.8 show examples of the land uses described above and
depicted in the Land Use Alternatives described in the following sections.

Figure 4.2: Examples of Parks & Open Space

Addison Circle, TX

Commerce City, CO

Westminster, CO
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Figure 4.3: Examples of Single-Family Detached Housing

Commerce City, CO

Westminster, CO

Commerce City, CO

Figure 4.4: Examples of Single-Family Attached Housing

Commerce City, CO

Longmont, CO

Commerce City, CO

Figure 4.5: Examples of Multifamily Housing - High Density

Arvada, CO
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Sacramento, CA

Madison, CT

Figure 4.6: Examples of Multifamily Housing - Highest Density

Denver, CO

Westminster, CO

Westminster, CO

Longmont, CO

Longmont, CO

Figure 4.7: Examples of Commercial

Longmont, CO

Figure 4.8: Examples of Residential Mixed Use

North Richland HIlls, TX

Commerce City, CO

Longmont, CO
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4.3

Land Use Alternatives

The Project Team developed three distinct Land Use Alternatives (as
shown in Figures 4.9 through 4.11), each of which depicts various levels of
residential density to create a new neighborhood and vibrant Station Area.
While the Land Use Alternatives vary in their level of planned residential
densities, they each have several land use configuration principles in
common, as described here:
•

A mix of commercial and residential uses are planned along Welby
Road, given that this will be the highest trafficked area and is most likely
to support a mix of commercial uses.

•

The greatest residential densities and mix of uses are concentrated
within the station core, or within a quarter-mile comfortable walking
distance of the commuter rail station. This promotes a compact and
walkable area within close proximity to transit.

•

The planned east-west center open space provides a common
recreational amenity to residents living in townhomes and apartments
as well as those living on smaller lot single-family residential lots.

•

Lower density residential uses are planned for those areas that abut
established single-family neighborhoods to ensure compatibility with
the Thornton Valley East neighborhood.

Figure 4.9: Low Density Alternative
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Figure 4.10: Medium Density Alternative

Figure 4.11: High Density Alternative
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Table 4.2 below compares the land use build-out for each of the three Land
Use Alternatives. The number of residential units and land use makeup
generally fall within the range of what the market forecast calls for in the
Station Area, with two exceptions. The High Density Alternative plans for a
significantly greater amount of multifamily residential development than is
forecasted for the area to absorb. Also, both the Medium Density and High
Density Alternatives plan for considerably more commercial development
than is forecasted.
Table 4.2: Summary of Proposed Land Uses
Low Density
Alternative

Medium
Density
Alternative

High
Density
Alternative

Market
Forecast

500 units

650 units

700 units

400-850
units

Single-Family Detached +
Attached

53%

34%

20%

40%

Multifamily

47%

66%

80%

60%

Commercial

50,000 sf

60,000 sf

70,000 sf

50,000 sf

Land Use Type
Total Residential Units

4.4

Evaluation of Alternatives

The Project Team evaluated each Land Use Alternative based on its
alignment with the vision, market feasibility, City Council direction, and
community and stakeholder preference. The aim of the evaluation was to
select one Land Use Alternative to carry forward for further refinement and
designation as the Preferred Land Use Alternative. The evaluation included
discussions with a number of stakeholders, developers, members of the
general public and elected officials.
The Project Team presented the Land Use Alternatives to City Council and
the general public, where the general preference was to see more moderate
(low or medium density residential development) in the Station Area. At
the same time, both elected officials and community members stressed
the importance of introducing new services, amenities and attractions that
would increase the area’s market value.
Following these discussions, the Project Team held a Developer Forum
to present the Land Use Alternatives to a number of developers who are
active in the local and national development industry, and have extensive
experience developing mixed-use and transit-oriented projects. The
general consensus among the developer interests was that the overall
vision and range of densities would be supportable in the Station Area and
they stressed the importance of creating an identity and sense of place,
irrespective of the selected density mix. Many developers noted that it
is important that the City work with private developers to create a place
people want to be and to actively market the Station Area as a destination
with a unique and distinct identity.
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4.5

Recommendations

Based on this evaluation and community feedback, the Project Team
determined that a modified version of the Low Density Alternative best met
the vision for the Station Area as well as the market forecast, with further
refinements needed to provide a flexible range of densities to accommodate
fluctuating market conditions, and increase density within the core area
closest to the station. The land use mix and proposed densities would also
meet the goals of the community by ensuring neighborhood compatibility
while supporting neighborhood-serving retail development.
With this direction, the Project Team developed the Preferred Land Use
Alternative described in the next chapter.
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