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APPENDIX B: Grain Elevator Adaptive Re-use Feasibility Analysis

Introduction
The purpose of this memorandum is to review the issues associated with the adaptive re-use of the
historic grain elevator located just north of the new RTD Eastlake at 124th rail station as part of the
Station Area Master Plan Update. The project team measured and drew the site and building floor plans
in a diagrammatic manner to help understand the size and layout of the spaces in the building,
relationships to nearby land uses and proposed station area development. The team also attended
meetings of the POSAC and TASHCO, and facilitated brainstorming sessions to develop lists of potential
uses for the buildings.
The team then developed a short list of potential uses for the building, based on the team’s preliminary
assessment of the site and building’s suitability for adaptive reuses that would serve the community and
support development in the area.
Goals
The best way to preserve the historic grain elevator is to adapt it to a new use, one that is economically
sustainable. That way, the likelihood of ongoing maintenance and upkeep of the building is improved.
The goals of adaptively reusing the Eastlake grain elevator and associated buildings include:
 Provide a venue for locally-owned and operated businesses;
 Attract mutually supportive businesses and attractions;
 Attract businesses that support the chosen theme(s) or brand;
 Attract a mix of people, diversity; and
 Attract uses that support commuters, residents, businesses, and local history.
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Eastlake Grain Elevator Description
The layout of the grain elevator and associated features is shown in Figure 1 below. The grain elevator
itself (item A on the figure below) is 30’ by 36’ and has the 24’ by 12’ original office space attached at
the front. The storage addition to the south is filled with silos and is not usable under any reuse scenario.
Warehouse space B is 39’ by 25’ and could be used as a part of the elevator space as the two buildings
have the same floor elevation and are open to each other. Warehouse space B has a basement,
accessible by a set of very steep stairs beneath a door in the floor at the north end of the space.
Warehouse space C (52’ by 25’), although adjacent to warehouse space B, has a floor elevation about 4’
below that of warehouse B. Stairs could be built in space C to connect the two spaces, and a lift could
provide handicapped access if it was deemed necessary to combine the two spaces. The small storage
building (D) is about the size of a one-car garage. The Truck Scale House/Sales Office (E) is now a hair
salon. The salon owner rents the space from the city under an agreement that predates the purchase of
the property by the city. Table 1 summarizes the components of the grain elevator and square footage
of each.
Figure 1: Grain Elevator and Associated Buildings Layout

Source City of Thornton
Table 1: Grain Elevator Components and Size
Space
A
B
C
D
E

Size in Square Feet
1080
1000 + 1000 basement
1250
368
948
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Possible Uses for the Grain Elevator
Uses that were suggested for the adaptive re-use of the existing buildings throughout the outreach
activities of the Station Area Master Plan Update include:
 Coffee Shop or Deli, with Snacks, Sandwiches, Baked Goods, Restrooms
 Artists Co-op
 Art Gallery
 Bicycle Station (Rental and Repair Shop)
 Local History Museum
 Lending Library
 Brewery with restaurant
The various spaces in the existing buildings are better suited for some uses and less for others. Most of
the spaces are not large enough to accommodate every use that has been suggested. Also, one of the
spaces has a basement, which makes it a better fit for uses that require significant storage space, such
as an art gallery. Table 2 shows potential square footage needs for the most popular proposed uses of
the grain elevator.
Table 2: Conceptual Square Footage Needs of Potential Grain Elevator Uses
Use
Coffee Shop or Deli
Artist’s Co-op
Art Gallery
Bicycle Rental/Repair
Local History Museum
Lending Library

Approximate Area Required in Square Feet
600 – 1200 SF
2000 including storage
1000 – 2000 including storage
600 – 1200
500 – 1500
600 – 1200

Table 3 shows the project team’s estimate of the most complementary mix and placement of uses
within the existing spaces of the grain elevator.
Table 3: Potential Mix and Placement of Grain Elevator Uses
Space
A
B
C
D
E

Size in Square Feet
1080
1000 + 1000 basement
1250
368
948

Proposed Use
Local History Museum, or Coffee Shop/Museum
Coffee Shop/Deli or Art Gallery
Artist’s Co-op
Barber Shop, as an extension of the hair salon
Hair Salon, to remain in place
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Renovation Costs
The cost to renovate the existing buildings consists mostly of the costs to provide HVAC, electrical, and
plumbing improvements to the buildings (with the exception of building E, the hair salon). The
structures are sound. The other major cost is the site improvements, including the paving of parking and
drives, landscaping, electrical, lighting, and signage. Table 4 shows estimated costs for improvements to
the interior spaces only with the intent of making the spaces leasable and do not include any estimate of
costs to improve the exterior of the buildings. It is expected that tenants may want to improve the
spaces, and possibly the exterior, above and beyond the basic improvements that the city or a developer
might provide.
Table 4: Conceptual Renovation Costs for Existing Grain Elevator Components
Space
A
B
C
D
E
Site
Total

Cost Estimate to bring buildings to base level of improvement
$190,000
$230,000
$190,000
$40,000
$0
$350,000
$980,000

New Building Construction
There is room on the site in the immediate vicinity of the grain elevator to add new buildings and
parking if there was impetus to add new uses that, together with the new uses in the grain elevator
buildings, would complement and mutually support each other, and enhance the viability of all uses
when taken as a whole. The concept sketch in Figure 2b shows three potential new buildings: One at
the south end, bordering the RTD property where the original grain elevator foundations are located
(NC1 in the figure); a second building slightly north of the first one (NC2); and a third building at the
north end of the grain elevator complex (NC3). Figure 2b shows more detail on the potential new
buildings along with conceptual uses, and Figure 2c is a 3-D layout showing the new buildings and their
relation to the original grain elevator components.
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Figure 2a: Potential New Buildings at Grain Elevator Site

Figure 2b: Conceptual Layout of Grain Elevator and New Buildings (with potential uses)
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Figure 2c: Conceptual 3-D Layout of Grain Elevator and New Buildings

Table 5 shows potential construction costs of the proposed new buildings.
Table 5: Conceptual Construction Costs of New Buildings
New Building
NC1
NC2
NC3
Total

Area (SF)
1,875
1,400
1,540
4,815

Cost Estimate (at $200/SF)
$375,000
$280,000
$308,000
$963,000

Redevelopment Strategies
The City has an opportunity to use the unique historic assets of the grain elevator and associated
buildings to attract economic opportunities to the area. But with that opportunity comes the potential
to compromise those same qualities. Fortunately, there are ways to ensure that the historic character of
the buildings is preserved.
Following are brief outlines of three scenarios for the redevelopment of the grain elevator property:
1. Public: The City restores and renovates the existing buildings to the level at which they are fit
for tenant finish by tenants. The City also constructs new buildings (if desired) and either
occupies them or leases them to tenants. In this scenario, the City is solely responsible for the
execution of project, its maintenance and operations.
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2. Private: The City sells the property to a developer with conditions, such as the developer must
obtain approval from the city (through the TASHCO) before making any changes to the exterior,
etc. In this scenario, the City has ensured that the property’s historic value is safeguarded, either
through local historic designation or a conservation easement.
3. Public/private: The City maintains ownership of the property and contracts with a developer
who handles the restoration, renovation, and new construction. In this scenario, the City
maintains control over the redevelopment process, until it is complete, and then executes a
long-term lease to the developer. The City may also want to ensure that the property’s historic
value is safeguarded, either through local historic designation or a conservation easement.
In each scenario, gap financing will most likely be necessary. This could be in the form of cash, such as in
the Louisville, CO case study (see below). It could also be in the form of Tax Increment Financing if the
City chose to include the property in a TIF District, perhaps inside a larger area that included Lake
Avenue and First Street, and possibly also including the parcels west of Claude Court. There are also a
number of grant opportunities for this type of project. Possible grant sources include EPA Smart Growth
grants, the Boettcher Foundation, and others.
Case Studies
A search was conducted to identify similar sites and structures around the US that are publically owned
and have been adapted to house a variety of public uses. We found only one grain elevator that was
publicly owned (Louisville, CO), and is currently planned to be redeveloped by a private developer for
private uses. We found descriptions of a handful of other grain elevator reuse projects around the
country, however, in every case, the elevator is a much larger structure and does not have much to offer
as a case study. On the following pages, we have included a description of the project in Louisville, CO,
and three others that are representative of adaptive reuse projects in the small to mid- size range.
Grain Elevator Adaptive Reuse, Louisville, CO
On May 19, 2015, the Louisville City Council approved plans for the renovation and reuse of the historic
grain elevator in downtown Louisville. Plans include an addition on the east side of the grain elevator
building that could accommodate restrooms and a kitchen for future tenants. A new 26,000-square-foot
building is proposed for the north lot that the developers hope will attract a local restaurant with an
outdoor patio and an upper deck. Offices and other small retail will likely fill the remaining space. The
warehouse on the Caranci property to the south will be expanded to 25,000 square feet, increasing
space for the existing tenant, JumpNRope, and make room for new tenants Caranci hopes will
complement the fitness studio.
Though the plans are for predominantly new construction, all of the buildings will be mining-themed
using large timbers and other architectural elements and materials to pay homage to the site's history.
Nearly 7,000 square feet of outdoor space in front of the elevator building will create a park-like
atmosphere for the public.
The City is contributing $500,000 for re-stabilization of the building (foundation work and walls). The
developer will be responsible for any aesthetic improvements and tenant finishes. The developer is
going through a PUD process to entitle redevelopment on the parcel that they will be buying once the
re-stabilization process is done. They are hoping to put an addition on the back of the grain elevator.
There are really only two leasable spaces (2,000 ft2 space and 500 ft2). The city is hoping to get a
restaurant use that does not interfere with the visual historical components of the building.
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After the developer completes the re-stabilization process on the building, they will then be able to
purchase the other building on the site for $200,000 and the City will then turn over the ownership to
them in exchange for the landmark status on the building. This local landmark status means that the
building stays and cannot be demolished without the City’s permission.
The City of Louisville was able to ensure that the buildings would be preserved by granting them local
historic landmark status, which by virtue of the city’s historic landmark ordinance requires that the
future owner, in this case the developer, obtain approval from the local historic preservation
commission for any proposed exterior changes to the existing buildings and for any new building
construction on the property. Most interior changes would be allowed. Another way to accomplish this,
according to a Louisville city planner, is through a conservation easement. The city determined that the
local ordinance or a conservation easement would provide greater control than state or national
landmark status.
The Louisville project is relevant because it is about the same size as the Eastlake Grain Elevator, and so
will require a similar approach in terms of providing complementary uses in new adjacent buildings, and
guaranteeing the preservation of the buildings under the future ownership.
More information can be found at:
http://www.coloradohometownweekly.com/news/louisville/ci_28101226/developers-seek-finalapproval-louisville
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Center of Gravity Rock Gym, Wichita Falls, TX
Center of Gravity Rock Gym is located in an historic grain elevator in Wichita Falls, TX, with a large black
and white sign on the wall facing the road. It is approximately two miles south of the Sheppard Air Force
Base main gate, next to the Texoma Cycling Center, and the Wichita River statue.
More information can be found at:
928-221-0063
Cogrockgym@gmail.com

Rock Town, Oklahoma City, OK
Rocktown Climbing Gym in Oklahoma City is housed in a grain elevator made up of 16 full silos and inbetween rooms. It climbs up to 90 feet tall and 140 in total length. Rocktown is a cooperative effort
between Touchstone Youth Project, a 501(c)(3) nonprofit organization and Aaron and Lisa Gibson.
Touchstone Youth Project is the majority owner of Rocktown and the Gibsons hold a minority interest.
The mission of Touchstone is to serve youth through adventure-based education, mentoring and life
skills cultivation. Touchstone operates after-school programs and summer day camps at Rocktown. Lowincome youth participate at no cost.
More information can be found at:
http://www.climbing.com/?archive=rocktown-climbing-gym-oklahoma-city-ok
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Wassaic Project, Wassaic, NY
The Wassaic Project is located in a refurbished mill and livestock auction house. While it primarily
functions as a dynamic arts residency and exhibition space, The Wassaic Project also doubles as a
restoration venture that is breathing life back into the town’s historic buildings.
In 2005 the mill had been closed, condemned, and on the point of demolition when an architect and
developer team stepped in and embarked on a major renovation. They maintained the original
character of the building and created a usable space for the community.
The Wassaic Project has over its history expanded its programming, hosting open studios for its artistsin-residence throughout the year, as well as music and film events, but its annual summer festival
remains the biggest draw. In addition to keeping the festival free, the Wassaic Project connects with the
community by offering affordable artist-led workshops for adults and children, and they recently
partnered with the local fire department for a fundraiser.
The summer festival attendance has increased from 500 to 4,000; developed the exhibitions program
which includes 3 or more exhibitions per year in over 8,000 square feet of gallery space; launched the
guest curator program which has worked with 21 curators in 4 years; developed the education program
and started collaborating with local school systems for the 2012-2013 school year; and seamlessly
integrated the Wassaic Project into the community and architecture of Wassaic, NY. The Wassaic Project
has created collaborative programming with MASS MoCA, Recession Arts, the Invisible Dog, Galapagos
Art Space, New Amsterdam Records, The Aldrich Museum, Allegra Laviola Gallery, Columbia University,
the New School, and CUNY Hostos.
More information can be found at: http://wassaicproject.org/about/history/#sthash.kBSZIhFq.dpuf
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