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Chapter 2.0 Context
2.1     Guiding Principles of the Previous Plan

The 2009 Plan established eight guiding principles to help 
identify the strengths, limitations, and opportunities of the 
station area in the creation of its development concepts.  
Those guiding principles provide a good starting point 
for this updated plan, and as this plan develops, it will be 
compared with the previous guiding principles to determine 
how well it conforms with them.

1. Buffer and Protect Neighborhoods:  
The previous plan noted that the study area is surrounded 
by stable neighborhoods, including single-family areas 
and apartments, and that any new development “should 
not interfere with the homes and neighborhoods within 
the established areas.  This updated plan is also aimed at 
preserving existing neighborhoods and enhancing their 
connections to, and benefits from, new development in the 
station area.

2. Celebrate Eastlake: 
The earlier plan emphasized that the Eastlake community 
to the east of the station is “one of the few truly unique 
stops along the entire network of FasTracks stations” and 
that “Eastlake and its small-town qualities will become the 
destination transit riders and future residents to the area 
will be drawn to in addition to the TOD being planned.”  It 
focused on preserving the unique qualities of the district, 
encouraging local businesses to revitalize, and improve the 
area’s streetscapes, sidewalks, and facades.  This updated 
plan also will focus on preserving and building on the 
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unique qualities of Eastlake.  The soon-to-be-updated 
Eastlake Subarea Plan will focus on revitalizing existing 
businesses and encouraging new ones, and upgrading 
streetscapes.

3. Use Trails and Greenways to Strengthen Parks 
and Open Space:   
The 2009 plan emphasized good trails connections to the 
station and integrating the network of planned streets 
to enable “users a full range of transportation options.”  
It also focused on upgrading the open lands near the 
station into a “dynamic centerpiece park, linking the 
entire green network of the study area.”  This updated 
plan will also focus on strengthening trails connections 
in the area given the revised rail station design, and it 
will place special emphasis on a significant upgrade to 
the open lands near the station to make it more of a 
community asset.

4. Improve Connections and Access to Regional 
Roads:   
The previous plan emphasized new roadway connections 
throughout the study area as a means to help 
“alleviate traffic, calm motorists… and design streets 
to accommodate more modes of transportation than 
merely cars and trucks.”  This updated plan will help 
the city and local residents understand the impact of 
the proposed station – and new developments – on the 
existing and planned roadway network and will make 
recommendations for improvement if needed.

5. Don’t Let Transit be a Barrier:   
The earlier plan noted that the new rail station should 
not “create barriers between the Eastlake District and 
the new transit village being contemplated to the west.”  
It proposed improvements such as “sub-grade bicycle 
connections” to help improve overall connectivity and 
connections to open lands and park sites.  This plan 
will re-visit those concepts based on the most recent 
RTD design for the corridor, and will make feasible 
recommendations on improving east-west connectivity 
throughout the project area.
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6. Focus Development Opportunities West of the 
Station:  
The 2009 plan noted that “there are countless 
opportunities to partner with landowners to the west 
[of the station] and develop and integrated transit 
village on empty or underutilized parcels” and that the 
“commercial and industrial stability in the area should be 
maintained while incrementally adding new uses.”  This 
plan also will emphasize the residential development 
focus west of the station while encouraging the growth 
of appropriate employment-based development on 
parcels farther west

7. Foster Successful Partnerships:                   
The earlier plan noted that the station area is bordered 
by several large landowners, including the Cities of 
Thornton and Northglenn, the Adams 12 School District, 
and private owners with large holdings.  It encouraged 
frequent and open communications with those 
landowners to build solid partnerships and create a 
development that benefits all parties.  This updated plan 
has focused on continual dialogue with large landowners 
to ensure they are up-to-date on the project and to 
allow them to provide comments and feedback on 
development concepts.

8. Position Land Uses to be Good Neighbors: 
The 2009 plan encouraged the development of an 
overlay district that clarifies revised land uses and design 
guidelines “to provide a consistent, clear strategy for 
landowners and potential developers” with the intent 
of positioning the station for “unparalleled success in 
the future.”  One of the goals of this updated plan is the 
establishment of clear and consistent guidelines and 
policies for future development so that landowners, 
developers, and current residents know what to expect 
in the future.
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2.2    Existing Conditions

The Project Area

Land Area

The Project Area, measuring approximately 400 square acres, is largely 
underdeveloped. It is bordered by low-density single-family neighborhoods 
and low-intensity flex office and industrial land uses.  About fifty acres (13%) 
of the Project Area is currently residential in nature, while 196 acres (51%) is 
improved with non-residential construction. The remaining 136 acres (36%) 
is vacant or underutilized. 

Population

Just over 3,700 people live within ½ mile of the future commuter rail 
station platform in Eastlake, which equates to about 3% of Thornton’s total 
population of 124,000 residents (as illustrated in Figure 2.1).

Demographic Characteristics 

According to 2010 data from the Center for Neighborhood Technology’s TOD 
database, some other demographic characteristics of the station area within 
½ mile of the station include:

• Household density in the Project Area is approximately 3 units per 
acre.

• Population density in the Project Area is approximately 6.7 people per 
acre.

• Median household income in the Project Area is approximately $67,000 
per year.

• Approximately 4% 
of workers aged 16 
and over use public 
transportation to access 
jobs.

In addition, the Center for 
Neighborhood Technology’s 
Housing and Transportation 
Affordability Index notes 
that the percentage of 
annual household income 
devoted to both housing 
and transportation costs 
averages approximately 45% 
(compared with 48% for 
Thornton as a whole and 49% 
for the Denver region).

Figure 2.1: Thornton’s Population within 1/2 Mile of 
the Station
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Zoning and Land Use

Figure 2.2a denotes the overall zoning in the project area, showing the 
Business Park zoning northwest of the station (occupied by the Adams 12 
School District facility) and Planned Development areas in the northwest 
portions of the Project Area.

Figure 2.2a: Existing Zoning in the Project Area

Source: City of Thornton

In addition, the City of Thornton has established specific Eastlake zoning 
districts, with the intent of preserving and enhancing the community of 
Eastlake.  Figure 2.2b shows the Eastlake Zoning Plan; it shows a TOD District 
(in blue) along the railroad right-of-way and in the undeveloped parcel to 
the west of the station; it also shows the commercial and residential uses 
allowed in the Eastlake area.
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Figure 2.2b: Eastlake Zoning Plan

Source: City of Thornton

Figure 2.2c denotes the overall current land use in the Project Area, showing 
the large extent of public facilities (including the joint city/school district 
maintenance facilities in dark blue to the west of the station) and industrial 
uses to the north and west of the station (light blue), including property 
owned by the Adams 12 School District immediately south of its existing 
facility just north and west of the station. 

Eastlake residential area
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Conclusions and Observations  

The Project Area is an area of disconnected and isolated vacant and 
underutilized land to the west of the tracks, and stable, primarily residential 
areas to the east, south and north of the tracks.  These conditions point to 
the need to establish a development plan for the area that promotes good 
development while maintaining the integrity of existing neighborhoods 
around the station.

Figure 2.2c: Current Land Use in the Project Area

Source: City of Thornton | SDG mapping

Figure 2.2c shows the 
large number of vacant 
parcels (shown in dark 
brown), indicating areas 
that have development 
potential.

View of Eastlake
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2.3    Existing Transportation Network

Figure 2.3a shows the current roadway network in the Project Area.  It 
shows the major arterials that border the area (East 128th and 120th 
Avenues on the north and south, and Washington Street on the west), 
along with the primary interior roadways such as Claude Court (which runs 
immediately adjacent to the station) and the major local roadways in historic 
Eastlake.  It also shows a number of internal roadways within the Project 
Area, some of which are disconnected from other parts of the area.

The figure shows that many major connector roads within the Project Area 
are designated as trails (including Eastlake Ave. and 128th Ave.), with trail 
connections through current vacant lands in the southwest portion of the 
Project Area and along the Farmers High Line Canal.  In addition, designated 
trails run parallel to the rail line north of the station along the edges of 
the Open Lands, but connections to the south (through the area where 
the station will be located) are missing. Figure 2.3b shows the existing trail 
network in the Project Area. 

Figure 2.3a: Existing Roadways in the Project Area

Source: City of Thornton

First Street

Off Street Path
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Figure 2.3b: Existing Pedestrian Circulation Network in the Project Area

Source: City of Thornton

2.4    Economic Development/Market Conditions of the 
Project Area

The 2009 TOD study included a market study that provided basic economic 
and market data and forecasts for the Project Area.  The City of Thornton 
has undertaken an internal market analysis update for the Project Area using 
the 2009 study as a starting point.

Residential Market

• Multi-family Residential (16 dwelling units per acre and above): 
Successful residential development in close proximity to a rail transit 
station traditionally comes in the form of multi-family apartments and 
condominiums.  As of March 2015, the overall apartment vacancy rate 
for the city of Thornton was approximately 4.3%.  
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More specifically, recent apartment vacancies in Thornton north of 
112th Avenue were around 2.5% (Thornton Neighborhood Services 
Phone Survey, March 2015). These low vacancy rates indicate that there 
is presently a market for this type of residential development.

• Mid-density Residential (10 – 15 dwelling units per acre): The earlier 
Eastlake TOD Market Study was completed by Development Research 
Partners, and suggested that the study area could benefit from the 
development of mid-density residential units. The study revealed that 
by 2030, this area could absorb between 1600 and 2000 mid-density 
residential units. These medium density residences could be built in 
transitional zones, radiating out from higher density TOD residences 
built in close proximity to the station. 

• Approximately 21 acres of residentially zoned property located directly 
north of the Red Hawk Ranch Apartments in the southern part of 
the Project Area could be developed as multi-family or mid-density 
residential, based on the final approved design.  After RTD construction 
and the potential realignment of 124th Avenue west of Eastlake, the 
remaining Lambertson’s parcel south of the Adams 12 facility could 
approach 20 acres of additional residential development. This land 
would be highly desirable as TOD residential.

• Live/work units: This specific land use may be applicable as a transition/
buffer between industrially focused uses located to the west of the 
Eastlake at 124th Station area and denser TOD residential near the 
station.

Institutional Market

• Senior Living: Although the overall need for senior living may fluctuate, 
the need will only grow based on demographics. InnovAge currently 
maintains a waitlist at its facility in the southwest part of the Project 
Area that is in excess of 300 potential additional residents.  Another 
phase of that facility may be warranted on the adjoining parcel to the 
west currently owned by InnovAge, but further study is needed.

Employment

The earlier Eastlake TOD Market Study suggested that by 2030, the study 
area could support the following non-residential square footages:

• Between 194,000-264,000 square feet of office;

• 155,600 square feet of retail;

• 3,500 square feet of medical office;

• Up to 1 million square feet of industrial space (the then-planned Hunter-
Douglas campus at full build out); and

• A potential educational facility, such as a vocational or technical 
school.

First Street and Lake Avenue 
Intersection
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According to the Central Thornton Business District Map (2014), there are 
approximately 100 acres of available land in the 2015 Eastlake at 124th 
STAMP Project Area upon which to build businesses that bolster Thornton’s 
job base. Within the Project Area, the Economic Development Department  
suggests that about 50,000 square feet of office and 300,000 square feet of 
flex/light industrial could be absorbed, based on today’s market demand. 
These numbers equate to about 25-30% of the earlier market study totals of 
the 2030 expected buildout. 

Office and Retail Development

In general, office and retail development in the Eastlake at 124th Station 
Project Area would be minimal at best according to the Economic 
Development Department, considering the success of existing auto-oriented 
retail and office opportunities along 120th Avenue and Washington. 
Pedestrian-scale retail within the village of original Eastlake, in close 
proximity to the rail station, may be supported in the future. Neighborhood-
serving office development may also be supported by the market. 

Northglenn Maintenance and Operations Area Market Assessment and 
Relocation Analysis

In July 2014, the City of Northglenn commissioned a team of consultants 
to investigate possible redevelopment opportunities of Northglenn’s 
Maintenance and Operations (M&O) Facility (which is located within the city 
of Thornton). This facility is located southwest of the proposed commuter 
rail station and well within the ½ mile walk radius for TOD development.  
Although the Northglenn study indicated that moving the facility to another 
10+ acre parcel within Northglenn was not feasible, one scenario suggested 
that the existing facility acreage could support about 120 residential units, 
84,000 square feet of office, 10,000 square feet of restaurant space, and 
40,000 square feet of retail space based on proximity to the future rail 
station. The study also concluded that there is currently no commercial 
or office market in this immediate area, indicating that the only way to 
construct these uses would be as part of a larger redevelopment of Karl’s 
Farm Dairy (within the city of Northglenn) or as part of the Eastlake at 124th 
Station area redevelopment. 

Educational Facility

The earlier Eastlake TOD Market Study indicated the potential for an 
educational facility such as a vocational or technical school, assumed to be 
built on the 15 acres retained by the Adams 12 School District south of the 
existing facility (northwest of the station). The school district has indicated 
that it is interested in expanding its career/technical education capacity. 

Although there is very little 
demand for a healthcare 
campus in the Eastlake at 
124th Station area, a small 
amount of neighborhood 
serving medical office may be 
supported in this area.

The industrial vacancy rate in 
the Central Thornton Business 
District is currently less than 
1% and the City’s Economic 
Development Department 
is seeing strong activity in 
industrial/flex development. 
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Observations and Conclusions

This summary of development trends and opportunities leads to the 
following observations and conclusions:

• There is a potential market for multi-family and mid-density residential 
development in close proximity to the station.  There is limited 
opportunity or desire for residential development in other parts of the 
Project Area except for the potential of live/work units in some of the 
industrial areas.

• There may be a market for additional senior housing and other 
institutional developments in the study area where they currently exist.  
Additionally, there may be a market opportunity for some amount of 
health care related development.

• There is considerable opportunity for employment uses in the Project 
Area to supplement existing uses and those in bordering areas, including 
light industrial and flex development, in the western portion of the 
Project Area.

• While the Adams 12 School District has expressed interest in expanding 
and enhancing educational uses on its property directly to the south 
of the existing facility, there may be other opportunities for those 
types of uses in other bordering parcels to the west that could free up 
the property closest to the station for more appropriate residential 
development.

2.5    Balance Sheet: Issues and Opportunities Summary

As noted earlier, a variety of groups and individuals were consulted in the 
initial stages of this project to determine their key issues and to begin to 
articulate key constraints and opportunities presented by the Project Area.  
The most predominant comments are as follows:

• Keep and enhance the existing Eastlake “sense of place” and build upon 
the area’s character and heritage.

• Improve the transportation network and connectivity in the area.

• Provide for adequate future transit and business parking.

• Provide a focal point near the station, for example a plaza and innovative 
reuse of the grain elevator buildings and surrounding Open Lands.

• Include a mix of uses, higher-density residential closer to the station, 
and employment uses further out. Retain employment uses to help 
provide local jobs.


