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Chapter 3.0 Land Use 
Alternatives
3.1    Introduction

This chapter describes the Land Use Alternatives proposed for the Eastlake 
at 124th Station Project Area; alternative concepts for the Open Lands 
component of the project are included in Chapter 5.  These Land Use 
Alternatives are based on the long-term planning vision for this area and 
are intended to create a rich mix of land uses within convenient walking 
distance to the station. They were developed and refined through multiple 
working sessions with City staff, stakeholders, and public input and, in 
total, are planned to meet the forecast market absorption rates for the 
area. The Land Use Concepts provide examples of how TOD could evolve 
in the Project Area and include a mix of both residential and employment-
based development.  Actual development will depend heavily on the local 
economy and real estate market, local developer response to those market 
conditions, incentives that may be offered by the City of Thornton, as well as 
RTD investment and construction.

Eastlake
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Using those geographic 
areas as an initial 
guide, the project team 
developed a range of 
potential land use and 
development concepts for 
review by the project’s 
Advisory Committee and 
the public.

3.2    Project Planning Areas

As a first step in developing alternative land use plans for the Project Area, 
the area was divided into four distinct planning areas, as shown in Figure 
3.1.

• Planning Area A is the northeastern portion of the primary station area, 
encompassing the parcels immediately west of the RTD station; it also 
includes a vacant triangular parcel to the north of the Adams 12 school 
facility, across 128th Avenue and immediately adjacent to the railroad 
tracks.

• Planning Area B is the northwestern portion of the Project Area, 
primarily consisting of vacant parcels bordered by 128th Avenue on the 
north and Washington Street on the west.

• Planning Area C is the southwestern portion of the Project area, located 
between the city of Thornton’s maintenance facility to the north, and 
the well-established retail area to the south.

• Planning Area D includes all of the historic Eastlake community east of 
the RTD station.

Figure 3.1: Inital Project Planning Areas
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3.3    Planning Area A: Northeast – Residential and/or 
Neighborhood Commercial Focus

The alternative land use concepts developed for Planning Area A were 
conceived with the intent of focusing the most intense development 
immediately adjacent to the RTD station.   The first step in the development 
of land use concepts was the establishment of a hypothetical street grid.  As 
noted in the TOD principles in Chapter 3, small blocks are a cornerstone of 
promoting a walkable environment within a transit-oriented development.  
Figure 3.2a shows the initial hypothetical street grid for the Northeast 
planning area.   The street grid as shown is not intended to preclude larger 
blocks if needed to adapt to a specific development proposal on the site.

The project team then developed three categories of potential land 
use alternatives for consideration and evaluation in Planning Area A, as 
described on the following pages.

Figure 3.2a: Hypothetical Street Grid for Planning Area for Planning Area A 
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Concept A1:  Residential Focus

This concept, as shown in Figure 3.2b, 
is focused entirely on residential 
development within the planning 
area.  It shows a transit core closest 
to the RTD station that would include 
moderate-to-high density multifamily 
apartments, condominiums, and/or 
townhomes, with possible ground-floor 
commuter-serving or neighborhood-
serving retail closest to the station.  The 
western half of the area is proposed as 
a “transition zone” with slightly lower 
densities than the transit core; this area 
would include moderate-to-high density 
condominiums, townhomes, garden 
homes, and/or live-work spaces (which 
combine ground-floor retail or artisanal 
quasi-industrial uses with residential 
space above, usually occupied by the 
owners of the ground-floor businesses).

Figure 3.2b: Concept A1 - Residential Focus 

Figure 3.2c: Concept A2: Residential/Employment Focus

Concept A2: Residential/Employment 
Focus

This land use concept (as shown in 
Figure 3.2c) combines residential uses 
with employment-based uses.  Similar 
to Concept A1, this concept includes a 
residential transit core closest to the 
station in the southern half of the planning 
area, with a lower-density transition zone 
to the west.  However, the northern half of 
the area includes employment-based uses, 
primarily focused on education-related 
businesses (possibly an expansion of the 
Adams 12 School District facility that 
currently exists to the north) along with 
local business-serving or neighborhood-
serving retail uses.
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Concept A3: Residential/Employment 
Focus

This concept (shown in Figure 3.2d) is 
similar to Concept A2 in that it combines 
residential with employment-based 
uses.  However, this concept devotes the 
entire western half of the planning area 
to employment-based uses (primarily 
education-focused uses, assuming an 
expansion of the Adams 12 school 
facility from the north or related uses), 
with the eastern half devoted to a transit 
core with high-density residential uses.

Figure 3.2d: Concept A3: Residential/Employment Focus

Figure 3.2e: Concept A4: North Project Area

Concept A4: North Project Area

This concept (shown in Figure 3.2e) proposes 
a number of potential uses for the triangular 
parcel north of 128th Avenue and immediately 
west of the railroad tracks.  Uses proposed for 
this area include moderate-density residential 
(such as townhomes or garden homes), 
neighborhood-oriented office or retail fronting 
128th Avenue, or institutional or educational 
uses (including the potential for athletic 
fields).
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3.4    Planning Area B: Northwest – Employment Focus

The alternative land use concepts developed for Planning Area B were 
focused on employment-based uses.   The area is currently zoned industrial, 
and was at one time planned for a campus-type environment with the 
proposed expansion of a Hunter-Douglas manufacturing facility located 
at the corner of 128th Avenue and Washington Street.  However, those 
expansion plans fell through, and Hunter-Douglas sold its facility.   The City 
of Thornton has expressed a preference to retain employment-based uses in 
this area as part of its economic development strategy.  Note: there is also a 
City of Thornton fire station in this Planning Area, fronting 128th Avenue.

As with Planning Area A, the project team established a hypothetical street 
grid in Planning Area B to show how it could be subdivided into manageable 
(and walkable) parcels (see Figure 3.3a).  Similarly to Planning Area A, the 
street grid as shown is not intended to preclude larger blocks if needed to 
adapt to a specific development proposal on the site.

Figure 3.3a: Hypothetical Street Grid for Planning Area B
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Proposed Land Use Concepts for Planning Area B

The project team developed three similar concepts for Planning Area B 
(illustrated in Figure 3.3b):

• B1: High-Tech Business Park/Light Industrial:  This concept builds upon 
the success the City of Thornton has had with attracting high-tech light 
’Industrial’ businesses in the area immediately west of Washington 
Street and proposes similar types of uses to provide a good employment 
base for the planning area.  

• B2: Education Focus:  This concept focuses on attracting additional 
education-related uses, similar to those in the existing Adams 12 School 
District facility to the east.  It could encompass an expansion of the 
existing Adams 12 facility or other public or private education uses (such 
as a college extension campus or a vocational job training campus).

• B3: Live/Work/Incubator:  This concept mixes the earlier concept of 
attracting high-tech light industrial uses with business incubator start-
up space and/or live-work space integrated into the development site, 
again in concert with the city’s desire to attract additional employment-
based uses in the area.

Figure 3.3b: Employment-based Land Use Concepts for Planning Area B
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3.5    Planning Area C: Southwest – Employment and Insti-
tutional Focus

The alternative land use concepts developed for Planning Area C were 
focused on employment-based and institutional uses.   The project team 
developed three concepts for this planning area, as illustrated in Figure 3.4.

• Concept C1: High-Tech Business Park/Light Industrial:  This concept 
is similar to Concept B1 in that it capitalizes on the high-tech light 
industrial uses found west of Washington Street and attempts to attract 
it to this area.

• Concept C2: Health Care Campus:  This concept is designed to focus 
health-care-related businesses (including clinics and/or health care 
research and education facilities) in the area.

• Concept C3: Institutional/Senior Housing:  This concept builds upon the 
existing InnovAge senior housing facility (and its planned expansion) by 
focusing on additional senior housing or similar institutional uses. 

Figure 3.4: Employment and Instituional Land Use Concept for Planning Area C
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3.6    Planning Area D: Eastlake – Community Focus

For the historic Eastlake community immediately east of the station, the 
project team did not propose development or redevelopment concepts for 
this established neighborhood.  Instead, it developed a number of policy 
options for the public and decision-makers to consider in the upcoming 
update of the 2003 Eastlake Subarea Plan.  

Policy Option:  Commercial and Business Activity

This policy option (illustrated in Figure 3.5a) reinforces the existing 
commercial and retail focus on Eastlake’s two primary streets – First Street 
and Lake Avenue.  It emphasizes the desire of the community to retain and 
attract additional small-scale entertainment-related businesses to the area 
to supplement those already existing.

Policy Option: Lake Avenue Gateway

This policy option (illustrated in Figure 3.5b) focuses on making Lake Avenue 
a strong visual and physical connection to the RTD station platform (the 
north edge of which will be at the foot of Lake Street at its intersection 
with First Avenue).  This can be accomplished by creative urban design 
and wayfinding along Lake Avenue (including streetscape upgrades), with 
a visual connection to a major urban design feature on the east side of the 
RTD station and platform to provide good visual and physical connectivity.

Figure 3.5a: Eastlake Commercial Focus Figure 3.5b: Lake Avenue Gateway
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Figure 3.5c: First Street Upgrades

Policy Option: First Street Upgrades

This option (illustrated in Figure 3.5c) emphasizes a significant upgrade 
and enhancement of the urban environment along First Street.  This could 
include the addition of curbs and sidewalks, landscaping, lighting, and other 
enhancements to improve the walkability and attractiveness of the roadway, 
with the aim of attracting and enhancing business and retail activity along 
the street.  It would also include the addition of on-street parking to 
accommodate visitors to the area and its businesses and retail/restaurant 
establishments.

Policy Option: Residential South of 124th Avenue

This option (illustrated in Figure 3.5d) would extend the existing historic 
street grid of Eastlake south across 124th Avenue.  It would accommodate 
low-to-moderate density residential development with architectural styles 
similar to those existing in Eastlake and provide additional residential 
opportunities in the area with close proximity to the RTD station.

Policy Option: Open Lands South of 124th Avenue

This option (illustrated in Figure 3.5e) would provide additional open lands 
in the area immediately south of 124th Avenue.  It would be integrated with 
and connected to other open lands areas in the project area, including those 
bordering the railroad tracks to the north of the station.

Figure 3.5d: Residential South of 124th 
Avenue

Figure 3.5e: Open Lands South of 124th 
Avenue



| 3-11

3.7    Evaluation of Development Concepts

Evaluation Criteria and Process

Following the Advisory Committee, public review of the initial concepts, and 
direction from the City Council, the Project Team undertook an evaluation 
process to help understand the challenges and opportunities of the initial 
land use proposals.  The Project Team developed a number of key evaluation 
criteria to help narrow down and refine the land use concepts.  Those 
evaluation criteria were: 

• Meeting the vision:  How well does each concept meet the key factors 
and issues expressed in the project’s vision statement?

• Following the principles:  How well does each concept meet the 
guiding principles established in the earlier study and updated for this 
project?

• Appropriate densities:  Do the concepts allow appropriate levels 
of density based on their relationship to the station and adjacent 
areas?

• Market feasibility:  How well do the concepts meet known market 
demands based on input from Thornton City staff and others involved in 
local development?

• Local identity:  How well do the concepts contribute to establishing a 
sense of identity for the station area? 

• Public comment:  How well do the concepts reflect the preferences 
expressed by the public, Advisory Committee, and direction given by the 
City Council?

Public Comments at Community Meeting No. 1
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Planning Area A: Northeast

Table 3.1a summarizes the project team’s evaluation of the initial land use 
concepts for Planning Area A.

Table 3.1a: Summary of Project Team Evaluation of Concepts for Planning Area A: Northeast

Concept/Major 
Features

Overall 
Evaluation

Summary of Evaluation

A1: Residential 
Focus

GOOD • Residential development closest to platform consistent 
with TOD principles

• Transit core provides appropriate densities

• Creates strong development nexus adjacent to 
station

• Mixed-use attracted good support from public

A2: Residential 
with 
employment in 
north parcel

FAIR TO 
POOR

• Mixing employment uses so close to station takes away 
from residential potential

• Employment use could dilute attractiveness and market 
feasibility

• Employment could be better placed elsewhere in 
project area

• Could dilute immediate area identity around 
station

• Public and committee preferred mixed-use residential 
close to station

A3: Residential 
with 
employment in 
west parcel

FAIR TO 
POOR

• Mixing employment uses so close to station takes away 
from residential potential

• Employment use could dilute attractiveness and market 
feasibility

• Employment could be better placed elsewhere in 
project area

• Could dilute immediate area identity around 
station

• Public and committee preferred mixed-use residential 
close to station

A4: North Study 
Area: Moderate 
Density 
Residential

GOOD • Good supplement to immediate station area

• Good neighbor to adjacent neighborhoods

A4: North 
Study Area: 
Neighborhood 
Oriented Retail 
or Commercial

FAIR • Could provide good commercial opportunities

• Market for neighborhood-serving retail in this area 
uncertain

• Moderate support from public

A4: North 
Study Area: 
Institutional/
Educational/ 
Athletic 
Facilities

FAIR • May be inconsistent with overall development 
intent

• Need for educational/athletic use unknown

The table shows that the 
concept that focused on 
residential in the immediate 
station area was ranked 
higher than the two that 
mixed residential with 
employment.  The major 
concern expressed for mixing 
residential with employment 
was the potential to dilute 
the area’s attractiveness to 
developers and to lessen the 
overall identity of the station 
area.  For the north station 
area, the evaluation process 
showed a preference for 
moderate-scale residential 
development, with some 
support for retail or 
commercial.

The project team then 
produced a series of 
matrices that compared 
and contrasted the initial 
concepts with the criteria 
in broad, qualitative terms 
(using a “good/fair/poor” 
process).  The results of those 
evaluations are shown in the 
following tables.
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Planning Area B: Northwest

Table 3.1b summarizes the project team’s evaluation of the initial land use 
concepts for Planning Area B.

Table 3.1b: Summary of Project Team Evaluation of Concepts for Planning Area B: 
Northwest

Concept/Major 
Features

Overall 
Evaluation

Summary of Evaluation

B1: High-Tech 
Business Park/Light 
Industrial

GOOD • Consistent with vision to attract 
employment

• Good use of land not adjacent to 
residential

• Could add to area attractiveness and 
identity

• Good support from public and 
committee

B2: Incubator/
live-work mixed 
with high-tech light 
industrial

GOOD • New concept but could supplement 
employment uses

• Good use of land not adjacent to 
residential

• Could add to area appeal by providing 
innovative employment opportunities

B3: Education focus/
college extension/
vocational job 
training

FAIR • Consistent with employment vision

• Uncertain market and need 

• Moderate support from public

The table shows that land use concepts focused on high-tech/light industrial 
were ranked higher than the concept that focused on education-related 
uses.  In particular, the incubator/live-work concept was cited as increasing 
the area’s appeal to employers and entrepreneurs by providing innovative 
work space and employment opportunities.
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Planning Area C: Southwest

Table 3.1c summarizes the project team’s evaluation of the initial land use 
concepts for Planning Area C.

Table 3.1c: Summary of Project Team Evaluation of Concepts for Planning Area C: Southwest 

Concept/Major 
Features

Overall 
Evaluation

Summary of Evaluation

C1: High-Tech 
Business Park/Light 
Industrial

FAIR TO GOOD • Potential supplement to other employment 
uses

• Could add to area theme and 
attractiveness

• Good use of land not adjacent to 
residential

• Demand uncertain given parcel size and 
location

C2: Health Care 
Campus (in southern 
part of Planning Area 
to be compatible 
with existing senior 
housing)

GOOD • Consistent with employment goals

• Good use of land not adjacent to 
residential

• Could supplement adjacent existing 
facilities

• Could add to area theme

C3: Institutional/
Senior Housing 
(in southern part 
of Planning Area 
to be compatible 
with existing senior 
housing)

GOOD • Consistent with employment goals

• Good use of land not adjacent to 
residential

• Could supplement adjacent existing 
facilities

• Could add to area theme

The table shows that land use concepts focusing on health care and 
institutional uses (including senior housing) were ranked slightly higher than 
the more traditional high-tech/light industrial uses.  However, as the City of 
Thornton’s Economic Development Department has indicated, land for the 
latter use is still in demand in this area.

3.8    Conclusions

Based on this evaluation and community feedback, the Project Team 
initiated development of Preferred Land Use Alternatives that best meet 
the vision for the station area as well as the market forecasts. The Preferred 
Land Use Alternatives are described in detail in the next chapter.


