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Chapter 1.0 Introduction
1.1    Background

The North Metro commuter rail line is part of the RTD FasTracks regional 
transit system expansion program to build more than 100 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 Eastlake at 124th Station, as shown in 
Figure 1.1, and is expected to open in 2018. This means that, under current 
plans, the Eastlake at 124th Station is assumed to be the end-of-line station 
when the system opens in 2018.

Figure 1.1: RTD FasTracks North Metro Line

Source: RTD
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It is with this backdrop that the City of Thornton initiated development of 
the Eastlake at 124th Station Area Master Plan (STAMP) as a follow-up to an 
earlier 2009 plan to capitalize on opportunities that commuter rail service 
will bring to the community and potentially help to transform the station 
area into a vibrant, walkable, mixed-use community with convenient train 
access. The station will open up a new gateway into the city for travelers 
throughout the Denver region. As such, planning for this station area 
presents a tremendous opportunity to make a first and lasting impression of 
Thornton. This impression, and the experience of living and working in the 
station area, should be one that is distinctive, attractive, and desirable for 
residents and visitors alike.

1.2    The Project Area

The Eastlake at 124th Station and Park-n-Ride will be located at 124th 
Avenue and Claude Court, with the bulk of the station located west of the 
UP railroad tracks, as shown in Figure 1.2. The 600-acre Station Area Master 
Plan Project Area, highlighted in grey, incorporates the station itself and 
properties within proximity of the station that are likely to redevelop and/or 
develop over time. Figure 1.2 also shows a half-mile radius from the station 
passenger platform; this half-mile radius is generally the distance that 
people are willing to walk to transit.  

Figure 1.2: Project Area

Source: RTD
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The Project Area also encompasses a portion of the city of Northglenn to the 
south of the station; this area is not included in this Station Area Master Plan 
Update but is the subject of a concurrent study by the city of Northglenn. 
The project area is also shown to include the original town of Eastlake; 
however, this STAMP will not include detailed planning proposals for this 
area. The 2003 Eastlake Subarea Plan is scheduled to be updated and will 
focus on planning for the original Eastlake area.

Figure 1.3 shows details of the proposed RTD Eastlake at 124th commuter 
rail station. The project shows the roughly 400 parking spaces planned 
for the primary Park-n-Ride at the station, with Claude Court relocated to 
the west of the Park-n-Ride to provide auto and bus access to the station.  
Additional ‘overflow’ parking of approximately 130 spaces is tentatively 
proposed by RTD to be located on the parcel south of 124th Avenue, east of 
the tracks.  RTD has stated that it will re-evaluate the need for this interim 
overflow parking if the agency is successful in funding and constructing the 
remainder of the North Metro corridor by 2018; however, the Project Team 
proceeded under the assumption that this interim overflow parking will be 
needed at the time of station opening.

Figure 1.3: RTD Eastlake at 124th Station

Source: RTD
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1.3    Transit-Oriented Development Defined

The Eastlake at 124th Station Area presents a unique opportunity for a 
Transit Oriented Development (TOD) in Thornton. TOD has many definitions, 
but it generally has three major characteristics:

• A vibrant mix of land uses for people to comfortably live, work, and 
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.   Alternatively, 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 and on transit.  TOD is generally 
located within walking or biking distance of a transit facility and provides 
the ability for residents or employees to walk to and from their origins 
and destinations, reducing the 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 or bike 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, accessible, 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 more 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.
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Summary of the Previous Study 

In 2009, the 
City of Thornton 
completed the 
Eastlake Station 
Transit-Oriented 
Development 
Master Plan 
Report that was 
intended to create 
a community-
based vision 
for the station 
area, document 
the economic 
opportunities 
surrounding the 
station, guide 
RTD in its final 
decisions related to the station’s detailed placement 
and design, and provide the City with specific land use 
recommendations and infrastructure actions to help 
ensure the successful integration of the station into 
surrounding neighborhoods.   The plan focused on three 
primary areas around the station:

• Areas of no change, primarily stable residential 
neighborhoods to the south and east, that likely will 
not redevelop (and do not have a need to redevelop) 
in the foreseeable future.

• Areas of incremental change, primarily the properties 
currently developed in the station area (including the 
historic Eastlake community to the east of the station 
and currently developed public and private properties 
to the west of the rail tracks) that would likely require 
buffers or other transitions to vacant parcels that may 
develop in the station area.

• Areas of probable change, focused on undeveloped 
vacant parcels throughout the study area that are 
appropriate for higher-intensity development.

The study resulted in a concept for a “new village 
development” in the vacant parcels (comprising 
approximately 40 acres) immediately west of the station 
platform, as shown in the figure at right.  The village was 
proposed as a “compact walkable neighborhood with 
supporting small scale retail services and recreational 

opportunities” and could include a mix of:

• Two- to three-story commercial buildings with 
residential or office above;

• Multifamily residential developments in the 
range of 20-30 dwelling units per acre;

• Two-story townhomes or row homes at 9-12 
dwelling units per acre; and

• Two- to three-story live-work units combining 
work units on lower levels and residential 
above.

• The study also included recommendations 
on new roadway connections to improve 
connectivity throughout the study area, new 
connections to trails and open space facilities, 
and recommendations on “split” RTD 
station parking lot locations accommodating 
approximately 800 autos (as shown in Figure 
1-4 above).  The study also included specific 
recommendations on potential actions for 
implementation, such as creation of a TOD 
overlay district for undeveloped areas around 
the station, new financing mechanisms 
for public improvements (such as a TIF 
district), and adaptive re-use of the historic 
grain elevator to the north of the station 
platform.
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1.4    The Project Vision

Based on these TOD characteristics, the city of Thornton has articulated 
a vision that is specific to the Eastlake at 124th Station Area, that has 
guided development of this Plan, and that will continue to guide future 
development and decision making in the station area:

Create a station area that promotes and builds upon 
appropriate pedestrian-scale commercial development 
and housing near the station area and more diversified 
employment and educational opportunities in the wider area. 
It should also be innovative and should maximize connections 
to the surrounding neighborhoods, while also respecting and 
enhancing the character of Eastlake.

1.5    Purpose of This Plan

Several actions have occurred that resulted in the need for an update to the 
2009 Eastlake Station Area Plan, including:

• RTD has moved forward with a design-build contract for the North 
Metro line and is proceeding with construction, with opening of the line 
up to the Eastlake at 124th Station in 2018.

• RTD has also revised its parking forecasts downward, with just over 
500 parking spaces now projected as needed at the interim end-of-line 
station at Eastlake at 124th.

• The city of Thornton has completed Station Area Master Plans at 88th 
and 104th Avenues and would like to apply many of the same planning 
principles and guidelines to the Eastlake at 124th Station.

• The owners of two properties in the vicinity of the station area (the 
Lambertson family) wish to sell their properties and include them in a 
comprehensive development plan for the area.

• The owners of the property south of the station in the city of Northglenn 
wish to sell their property also, resulting in Northglenn moving toward 
developing a development plan that complements the city of Thornton’s 
plans in the area.

The Eastlake at 124th Station Area Master Plan Update is intended 
to provide 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 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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1.6    The Planning Process

The Project Team initiated the planning process in January 2015 and 
developed the Plan through a series of five phases, as described here and 
shown in Figure 1.4:

• Phase 1: Project Context included a review of guiding principles from 
the 2009 plan, data collection and analysis, including updating data 
developed by the city in its 2009 plan with information on new property 
and development trends, roadway circulation and traffic, multimodal 
facilities, and the RTD station design.  It also included stakeholder 
interviews and initial discussions with representatives of the City’s Parks 
and Open Space Commission (POSAC) and Thornton Arts, Sciences, and 
Humanities Council (TASHCO).

• 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 elected officials, community 
members, 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 Alternatives would meet the 
community’s articulation of what it envisions for the area.

Figure 1.4: Planning Process and Timeline
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• Phase 3: Alternative Land Use Generation and Open Lands 
Conceptual Plan.  This phase included the development of initial high-
level alternative land use concept plans for review by the Advisory 
Committee, the City Council, and the public. These were then evaluated 
against a number of criteria including the Project Vision.  The Open 
Lands Conceptual Plan included the development and refinement of 
alternative uses for the Open Lands along the railroad tracks north of 
the station, including an analysis of the feasibility of the adaptive re-use 
of the historic grain elevator. 

• Phase 4: Preferred Land Use Alternative Selection.   In the fourth phase 
of the planning process, the Project Team, as directed by elected officials 
and taking into consideration public input, carried forward and further 
refined the land use alternative that best met the station area vision, 
market realities, and desired densities for a variety of land uses within 
the station area. The Preferred Land Use Alternative is intended to be 
a flexible blueprint that illustrates a concept 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 Production and 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. 

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

City Council Updates

The Project Team provided periodic updates and briefings to City Council 
throughout the duration of the planning process. City Council provided 
direction related to the vision for the station area, draft Land Use and Open 
Lands Alternatives, the Preferred Land Use and Open Lands Alternative, and 
final recommendations to ensure the Plan aligns with the greater goals of 
the Thornton community.
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Community Meetings

The Project Team held two 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.

Advisory Committee

At the initiation of the planning process, the Project Team invited a cross-
section of City staff, local and regional agency partners, and key property 
owners to join an Advisory Committee. The Committee met three times 
throughout the planning process at key milestones and was instrumental 
in addressing issues, reviewing options and alternatives, 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 provide access to 
different segments of the public, including:

Advisory Committee Meeting No. 1



1-10 |

Table 1.1: Community Engagement Activities

Meeting/Activity Date   Topic

Thornton Parks and 
Open Space Commission

January 27, 2015 • Open Lands key issues

• Grain elevator

Key Informant Interviews 
(23)

February 10/12, 2015 • Station area interests and plan
goals

• Key issues

Thornton Arts, Sciences, 
and Humanities Council

February 12, 2015 • Open Lands key issues

• Grain elevator

Advisory Committee 
No. 1

March 6, 2015 • Project introduction

• Constraints and opportunities

• Key issues

• Project vision

Eastlake Business 
Owners

March 11, 2015 • Relation of Eastlake to station and
new development

• Preservation and gentrification

Advisory Committee 
No. 2

April 17, 2015 • Review of initial concepts

Council Briefing No. 1 May 12, 2015 • Review of project vision

• Review of initial concepts

Community Meeting 
No. 1

May 14, 2015 • Project overview

• Review of project vision

• Review of initial concepts

ThorntonFest May 16, 2015 • Project introduction

• Key issues

• Review of initial concepts

Developer Forum June 10, 2015 • Project overview and vision

• Initial concepts

• Developer reaction and
recommendations

Advisory Committee 
No. 3

June 12, 2015 • Preferred alternative

Council Briefing No. 2 • Initial review of preferred
alternative

Community Meeting 
No. 2

• Preferred alternative

• Next steps

Council Briefing No. 3 • Draft plan

Council Public Hearing

June 30, 2015

July 29, 2015

September 22, 2015 

October 13 and 27, 
2015

• Consideration of final plan

Key Informant Interviews 

At the outset of the planning process, the Project Team conducted a series 
of 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 February 10 and 12, 2015.

Eastlake Business Community 
Meeting

Community Meeting No. 1
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Thornton Committees

The project team met separately with the members of two key Thornton 
committees:  the Parks and Open Space Committee (POSAC) on January 27, 
2015, and the Thornton Arts, Science, and Humanities Council (TASHCO) on 
February 12, 2015, primarily to focus on Open Lands Development.

Eastlake Business Community

The project team met with members of the historic Eastlake business 
community on March 11, 2015, to discuss key issues of importance to 
Eastlake residents and business owners.

Developer Forum

As conceptual alternatives were being developed and refined, the Project 
Team invited local and regional developers with experience in developing 
TODs 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 a Preferred Land Use Alternative.

Community Meeting No. 2

ThorntonFest Display Boards
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1.8    Organization of the Plan

This study report is divided into seven chapters, including:

• This introductory Chapter 1, which sets the stage for the development 
of the plan.

• Chapter 2: Context of the Plan, including updates to technical and 
market data, a summary of issues and opportunities guiding the plan’s 
development, and the project vision and evaluation criteria.

• Chapter 3: Alternative Land Use Plan Development describes the range 
of Land Use Alternatives created by the Project Team. Using information 
from the existing conditions and market analysis, the Project Team 
developed a variety of Land Use Alternatives for the diverse planning 
areas within the station area.  This chapter also incorporates the 
application of evaluation criteria to the alternatives.

• Chapter 4: Preferred Alternative presents the Preferred Land Use 
Alternative that best meets the station area vision. The Preferred Land 
Use Alternative provides 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.

• Chapter 5: Open Lands Alternatives, including a review of initial 
concepts and refinement through public review, concluding with final 
recommendations.

• Chapter 6: Guiding Principles, which details a number of principles 
used by the Project Team to develop the Preferred Land Use Alternative. 
These are guidelines the city can expect to see incorporated into future 
development 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 7: Implementation Strategies, which 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 Alternative. It identifies implementation timeframes, 
roles and responsibilities, taking into account the city’s limited fiscal 
resources.


