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TRANSIT ORIENTED DEVELOPMENT
is the exciting fast-growing trend in creating 

vibrant, livable communities.  It is the 
creation of compact, walkable communities 
centered around high quality train systems.  

This makes it possible to live a higher quality 
life without complete dependence on a car for 

mobility and survival.

“Transit Oriented Development as an 
approach to combat traffic congestion and 
protect the environment has caught on all 
across the country.  The trick for real estate 

developers has always been identifying the hot 
transportation system.  Today, highways are 

out; urban transit systems are in.”

 - The Urban Land Institute (ULI)
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1:1

In  November of 2004, the voters in the Denver Metropolitan Region elected to 

create a 0.4% sales tax to fund the development of the FasTracks Program, RTD’s 

premium transit network of light rail transit, electrified and diesel commuter rail, 

rapid bus and local bus service enhancements.

The North Metro Line is one of nine corridors being 
advanced by RTD through preliminary engineering 
and a Draft Environmental Impact Statement (DEIS) 
process.  The proposed 18-mile commuter rail 
corridor extends from Denver’s Union Station north 
through 162nd Avenue.  The Eastlake Station is one 
of six proposed stations in the City of Thornton and 
Northglenn area and is expected to provide pedestrian 
and bicycle amenities along with a bus interchange 
and 800 parking spaces.  

1.1  Station Area Planning

The role of transit as a shaper of urban form can be as 
important as its transportation function.  At the same 
time, the type and nature of development around 
the Eastlake transit station can greatly influence 
that station’s effectiveness. The mobility benefits 
offered by a good transit system are nearly worthless 
if a rider exits the system and is confronted with an 
environment in which they cannot walk safely and 
comfortably to a destination.  The Eastlake TOD 
Plan details potential improvements to the built 
environment, which allows the public to maximize 

the benefit of mobility improvements.

In general, the station area planning process seeks 
to influence community design in order to create 
context sensitive compact, mixed-use development in 
proximity to transit stations. 

This type of design, commonly called “Transit-
supportive development”, focuses on creating 
compact neighborhoods with housing, jobs, shopping, 
community services and recreational opportunities all 
within a half to one quarter mile walking distance of a 
transit station. Successful models create well designed, 
livable communities where people have easy access to 
transit. This type of development enables transit to 
more effectively compete with private automobiles for 
trip selections.  The Eastlake TOD project is a careful 
reflection of designing optimal, multi-modal, mixed 
use places that are integrated into the undeveloped 
areas to the west of the tracks.  
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1.2  Purpose of the Report

The City of Thornton retained Glatting Jackson 
Kercher Anglin, Inc., in association with Citiventure 
Associates and Development Research Partners, 
Inc., to create a comprehensive Station Area Transit 
Oriented Development Master Plan for the Eastlake 
station with four primary objectives: 

1) Create a community-based vision for the area       
     influenced by the station; 
2) Document the economic opportunities       
     surrounding the station; 
3) Guide RTD in the station’s final location, and       
     configuration to support the community’s        
     vision and meet the station’s functional    
     requirements; and, 

4) Outline specific land use and infrastructure       
    actions so that the City of Thornton and RTD       
    can ensure the station is successfully integrated  
    with its surrounding neighborhoods.

The study area includes City-owned property as well 
as land owned by Adams 12 Five Star Schools, the 
City of Northglenn, and privately held property.  The 
project boundaries include vacant and improved land 
between 120th Avenue and 128th Avenue, Washing-
ton Streets, and the historic Eastlake neighborhood 
to the east.

Station Location and Project Study Area Figure 1.1
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1:3

RTD’s North Metro Alignment

The Eastlake Station is one of six stations proposed in the City of Thornton and 
Northglenn area along RTD’s North Metro Corridor and is expected to provide pedestrian 

and bicycle amenities along with a bus interchange and 800 parking spaces. 

Figure 1.2
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         station area planning effort was a six month 
process. The team analyzed the physical context of 
the area and defined a study boundary; interviewed 
stakeholders about their needs and concerns; 
facilitated a community conversation on their 
values and objectives; conducted a community 
walking audit and engaged in an interactive 
three-day community design charrette to develop 
new physical and regulatory concepts for the 
Eastlake station area. In addition, regular Steering 
Committee meetings were facilitated for review, 
analysis and guidance during the process.

Stakeholder Interviews

The project was initiated with a series of interviews 
conducted April 14 – 15, 2008 with individuals 
with vested interests in the Eastlake area. These 
stakeholder interviews were one-on-one sessions 
intended to identify the issues, concerns and 
future development opportunities for the area that 
will be influenced by RTD’s proposed Eastlake 
Station. Stakeholders included Eastlake residents, 
property and business owners, City of Thornton 
staff, representatives of the partner public agencies 
(including RTD, Adams 12 Five Star Schools, and 
the City of Northglenn) and commercial real estate 
development firms.  These interviews provided 
the project team a clear understanding of current 
initiatives, project issues and project opportunities.

The

2.1  Stakeholder Interviews

City of Thornton

City Management - Jack Ethredge & Jeff Coder

Planning & Special Projects - Susan Connors, Glenda 

Lainis, Gene Putman

Infrastructure - Bud Elliot, Jim Kaiser, Kent Moorman

Community Services - Mike Soderberg, Buz Hedglin, Diane 

Van Fossen, Andy Jennings

Fire - Chad McCollum

Business Development - Robert Smith  

Real Estate & Open Space Manager - Scott Twombly 

Regional Transportation District

Bill Sirois

Jim Starling

Adams 12 School District

Rob Webber

City of Northglenn

Jim Hayes

Travis Reynolds

Property Owners

Dr. Stan Black, Leo Guiliano, Eduardo Palermini, Glenn 

and Sue Lambertson, Pauline Ferguson, Ryan Carlson, 

Mark Chamberlin, Kevin Lewin, Hunter Douglas - Dilip 

Joglekar 

Eastlake Residents (Special Session)

Real Estate Brokers

CB Richard Ellis, Inc. - Frank Kelley

Colliers Bennett & Kahnweiler, Inc. - Mark Feder 

Banker - Mark Walker

Frederick Ross Co. - John “Packet” Lowrey & Matt Pomero
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Community Values Exercise

Post-It Notes Exercise

2.2  Community Values   
       Workshop  

A public kick-off meeting was 
held the evening of April 14, 2008 
and included a brief presentation 
of the station area planning 
principles and two exercises 
designed to gather public ideas 
and input.   Approximately 
130 people attended this initial 
meeting.

Post-it Notes Exercise

Community values expressed by the attending audience:
1.   Quiet 
2.   Trees, parks, nature, lakes, open space 
3.   Low volume of traffic 
4.   Small town character 
5.   Trails/walkways 
6.   Property value appreciation/stability of neighborhood 
7.   Safety
8.   View of the mountains 
9.   Convenient location close to services 
10. Access to transit
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Issues  Exercise 

The second exercise involved working in small 
table groups around aerial maps of the study area.  
Participants were asked to mark up the base maps and 
identify areas to be addressed, enhanced or protected. 
Similar to the first exercise, this one served to locate 
specific project needs and concerns in close proximity 
to the station area. Each table then presented back to 
the larger group the ideas and concepts 
discussed in their table session.

Broad categories of elements the community 
would like to see addressed:

Crime/safety/security 1. 
Traffic and Transportation Issues 2. 

The intersection of Claude and •	
124th Avenue
Ending 124th Avenue as a thru •	
street
Maintaining access to 124th •	
Avenue

Revitalization of the area near the 3. 
transit station including future 
business development 
Maintaining the rural character/ 4. 
small town feel of Eastlake 
Parking/parking lots/underground 5. 
parking 
Accessibility to the future transit 6. 
station 
Property values 7. 
Noise and pollution 8. 
Maintaining open space/parks 9. 
Preserving wild life 10. 
High density development 11. 

Preservation of the historic grain elevator 12. 
Height restrictions on buildings and structures/13. 
infrastructure 
Good places to wait for the train/hours of 14. 
operation of the train 

Community Issues Exercise
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Eastlake Walking Audit, June 17th 2008

2.3  Eastlake Walking Audit

On June 17th, the nationally recognized walkability expert Dan 
Burden was invited to meet and walk with the residents, property 
and business owners of the Eastlake community to assess firsthand 
the quality of the Eastlake walking environment.  Following the 
audit, an evening presentation of the issues facing Eastlake was 
presented to interested participants.  Issues included:

•	Speed	of	traffic	on	York	Street
•	Speed	of	traffic	on	124th	Avenue
•	Condition	of	1st	Street	facing	the	proposed	station	platform
•	Alley	condition
•	Residential	Street	sections	on	2nd	and	3rd	Streets
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Images from the Community Design Charrette, July 8-10th 2008

With the completion of data collection, preliminary 
analysis, walking audit and stakeholder interviews, 
a public design charrette was held involving over 50 
participants from July 8-10th. 

The three-day charrette began with a brief overview of 
the team’s initial findings, illustrating how the area’s 
economic conditions and physical context influence 
the study area. The preliminary market analysis 
conducted by Development Research Partners was 
presented. The public was then asked to participate 
in table work sessions that allowed people the 
opportunity to voice specific design considerations 
they have for the future of the area. The participants 
wrote, talked and drew, jump-starting the design 
charrette and giving clear direction to the design 
team.

The charrette was held at the City of Thornton 
Infrastructure Building, near the study area. The 

public was encouraged to visit the design studio and 
offer ideas to the team. The product of this intensive 
process was a preliminary urban design and station 
design alternatives for the Eastlake area that were 
displayed to the public on the evening of the final 
day.

Following the charrette, the team made additional 
refinements to the plan based on comments from the 
public, project steering committee and senior staff 
from the City of Thornton. 

This report illustrates the completed Urban Design 
Plan with the purpose of establishing the design 
intent, development strategies and vision for the 
future of the station area. This report is intended 
to be a flexible blueprint that illustrates concepts 
that can accommodate change over time while still 
maintaining the overall vision.

2.4  The Design Charrette - July 8-10, 2008
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Mapping Exercise from the Community Design Charrette, July 8-10th 2008



3.0 The Context
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Retail development in the Eastlake Station planning 
area is more pronounced along 120th Avenue, a 
major thoroughfare in the City of Thornton. While 
there are some small retail spaces in Eastlake, poor 
transportation access and lack of visibility pose 
challenges to retail development currently.

Rail is anticipated to enter the Eastlake Station 
planning area in approximately 2015 with the 
completion of the North Metro Corridor. As the 
context of the study area is modified with the addition 
of transit, and keeping the strengths and weaknesses 
of the site in mind, new development opportunities 
emerge:

Redevelop and revitalize Eastlake, utilizing  •	
historic features such as the grain silo as focal 
points for the planning area.
Mid-density residential with resident-serving  •	
retail and office are likely to be the most successful 
new uses.
Mid-density residential provides the opportunity •	
to diversify housing opportunities in the area in 
terms of both price and configuration.
Local businesses would like greater       •	
restaurant opportunities. 

Specifically, this one square mile of land may 
accommodate the following uses in addition to the 
existing development by 2030:

1,600 – 2,000 mid-density residential units•	
194,000 – 264,000 square feet of office space•	
Up to about 3,500 square feet of new   •	
medical office space
Up to 1 million square feet of industrial  •	
space (assuming that Hunter Douglas follows      
through with its future development plans)
155,600 square feet of retail space•	
Additional park and open space areas, especially •	
at Eastlake #1 open space and the existing  
grain silo in Eastlake
Potential educational facility, such as a  •	
vocational or technical school

Preferred uses are oriented to residential units and 
small, neighborhood-serving retail and office spaces 
in close proximity to Eastlake Station. Denser retail 
uses are likely to be located along 120th Avenue while 
the office and industrial opportunities are more likely 
to follow Washington Street. Given the extended 
nature of this study’s time frame, the economic 
trends analysis and development opportunities 
are discussed more qualitatively as opposed to 
quantitatively. While this report provides a baseline 
for development opportunities, conditions should 
be carefully re-evaluated in light of prevailing market 
conditions when development begins.

3.1  Economic Conditions 
          (Full Report documented in the Appendix of this report)

The Eastlake Station planning area contains several large owner-occupied industrial and office facilities, 
including Hunter Douglas, Adams 12 Five Star Schools, Auto-Trol, the City of Thornton and the City of 
Northglenn. There is little multi-tenant space in the area as industrial and office users are more attracted to 
higher visibility options along I-25 and other major roadways.
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3.2  Physical Conditions

Proposed Transit

The North Metro Rail Corridor is proposed to 
connect to the Union Pacific Railroad Boulder line 
north of I-76 from the BNSF rail line from Denver 
Union Station through Commerce City, Thornton, 
Adams County and Northglenn.  The Commuter 
Rail Corridor is proposed to have six stations in the 
Thornton and Northglenn area. These are located at 
88th Avenue, 104th Avenue, 112th Avenue, Eastlake 
at 124th Avenue, 144th Avenue, and 160th Avenue.  
Currently the line is programmed to begin service in 
2015.  

An analysis of the current physical context of 
the study area is critical to create a strategy for 
redevelopment by evaluating how land development 
patterns and public infrastructure have taken a role 
in the economic viability of the Eastlake area. The 
following assessment of the study area presents a 

series of land use and infrastructure conditions and 
opportunities that define the  community.

The Study Area

The Eastlake TOD study area is a largely under-
developed portion of the City of Thornton surrounded    
by  low  density single-family neighborhoods and low 
intensity flex office and industrial land uses.  The 
Eastlake study area encompasses parcels that are east 
of	Washington	Street,	west	of	York	Street,	south	of	
128th Avenue and north of 120th Avenue.   Nearly 
3.5% of Thornton’s approximately 108,000 residents 
and 36,500 households live within 1/2 mile of the 
proposed RTD station.
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Street Network

The limited network of arterial and collector  roadways 
framing the Eastlake study area is a fundamental 
challenge and opportunity.  This lack of access offers 
limited development within the station area; however, 
this has also preserved development opportunities 
and presents a tremendous opportunity to generate 
a truly pedestrian-oriented community.

The regional street network in the study area is 
primarily defined by 120th and 128th Avenues and 

supported by Washington Street, Claude Court and 
124th Avenue.  A key objective of this effort is to 
improve access from Eastlake to 120th Avenue and 
Washington Street. Ultimately with the proposed 
street network, Interstate 25  access is enhanced for 
RTD commuters and the visibility of the surrounding 
properties is improved to redefine the study area’s 
development opportunities.

Existing Eastlake Street Network Figure 3.1
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Parks System in the Eastlake Study Area

The Eastlake Community has an enviably robust 
network of parks, trails and open spaces that connect 
the greater community within a 10- minute walk to 
the Eastlake station.   However, there is a lack of 
connections to this green network in the immediate 
Eastlake vicinity.  Rethinking the land uses around 
the proposed transit station presents a tremendous 
opportunity for both Thornton and Northglenn to 
tie this extensive network together.

A key open space parcel in this evaluation is Eastlake 
#1 Open Space, a former agricultural reservoir.   This 
property is owned by the Thornton Water District 
within the City of Northglenn and could become 
a centerpiece in the region’s parks and open space 
system.

Figure 3.2

Parks, Open Space and Recreational Trails



City of Thornton
Eastlake Station TOD Master Plan Report                  February 2009

3:5

Residential Land Use

The most prevalent land use is residential, comprising 
37.3 % of land that encircles the 10-minute walking 
area.  The surrounding land uses that are immediately 
adjacent to the study area are primarily stable single-
family and multi-family residential neighborhoods 
within Thornton’s city limits and in Northglenn.  

Residential Land Figure 3.3
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Vacant Land Use

Twenty-five percent of the land use within the 10-minute walking 
area of the station is vacant, comprising the second largest amount 
of acreage being analyzed.  Considered one of the greatest assets 
for the project, some parcels are in the process of entitlement or 
construction, while others are maintained by property owners 
willing to collaborate with the public agencies and private 
landowners involved in this process. 

Vacant Land Figure 3.4
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Industrial/Business Park - Land Uses

Although generally the less dominant land use within the 10-
minute walking area adjacent to the station at only 13%, there is 
a significant amount of light industrial within the study area.  A 
large percentage of this land use type is zoned but not developed 
in the study area,  and in built form creates design challenges  to 
transition down to mixed or residential uses.  

Industrial Land Figure 3.5
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Commercial Land

Commercial Land Uses

One percent of the 10-minute walk from the station is 
devoted to commercial and retail land use, primarily 
in the Eastlake neighborhood to the east of the 
platform location.  

Based on the analysis from the Eastlake TOD 
Market Study, small-scale, neighborhood-oriented 
commercial uses serving food and providing office 
related services in line with planned TOD are likely 

to thrive in the area.  The most desired component 
of any retail or commercial use in Eastlake will be 
the ability to integrate successfully with the existing 
character of the area and celebrate the history of the 
district with its residents.

Regional based commercial activities will continue to 
locate outside the area served by the proposed transit 
station in Eastlake.

Figure 3.6
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Public Uses

Public/Civic Land Uses

Approximately 20% of the 10-minute walk is devoted 
to public uses, school land and churches.  Although the 
school site west of Claude Court is used for warehousing 
and light industrial uses, a portion of the land could be 
developed to serve TOD.  City-owned land in the study 
area could be reconfigured with shared Northglenn 
services and open additional land for redevelopment.   

Figure 3.7
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Existing Zoning

The project study area has five zoning districts 
governing its development opportunities: Agricultural 
District (A); Multifamily District (MF); Community 
Retail District (CR); Business Park District (BP); 
Planned Development District (PD) and the Eastlake 
Preservation/Revitalization Zoning District.  Only 
the Eastlake District enables the development of 
transit supportive development patterns.

The Eastlake Preservation/Revitalization Zoning 
District

This zoning ordinance was adopted “to preserve 
and enhance…the community of Eastlake, which 
was substantially developed prior to 1950, and to 
promote appropriate preservation and redevelopment 
consistent with the design character of the established 
commercial area and surrounding single family 
neighborhoods.”   The Eastlake Subarea is divided 
into four zones:

•	Subarea	A:	Business	Zone;
•	Subarea	B:	Service	Zone;
•	Subarea	C:	Office	Zone;
•	Subarea	D:	Transit-Oriented
   Development Zone

Zoning Figure 3.8
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Conclusions/Observations

The Eastlake Area is a dichotomy 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.  There is significant opportunity to successfully integrate 
both areas with logical buffers, careful transitions between uses 
and a strong connection to civic spaces, parks and trails.

As Eastlake transforms over time from industrial to a residentially- 
based mixed use and transit supportive neighborhood, it is 
crucial to plan and implement new parks and complete street 
infrastructure.  

A key action by the City will be to establish an overlay district to 
accommodate mixed-uses to further enhance the area’s role as a 
premier district along the North Metro corridor now and once transit 

is established.
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1.  Buffer and Protect Neighborhoods

The        following eight principles were established to identify the district strengths, limitations 

and opportunities which provide a framework for the station planning strategy. These station 

area principles are necessary to help create an overall plan consistent with the input from the 

various stakeholders involved throughout the process.  The principles form the underlying basis 

and rationale for the Design Alternatives, Recommendations and Implementation Plan.

Although most of the area identified for station area development isn’t classified as residential, a substantial 
area encircling the district is defined by stable, primarily single-family residential neighborhoods, with some 
apartments to the south.  While redevelopment in the study area will bring beneficial new development 
opportunities to Eastlake, it should not interfere with the homes and neighborhoods within the established 
areas.  One of Thornton’s greatest assets, the character of the neighborhoods around Eastlake, needs to be 
preserved and buffered from impacts of the station development, including traffic.

Figure 4.1



4:2 City of Thornton
Eastlake Station TOD Master Plan Report                                February 2009

2.  Celebrate Eastlake

The Eastlake community characterizes the station area as one of the few truly unique stops along the entire 
network of FasTracks’ stations.  This plan must recognize its distinctive qualities and take steps to not only 
preserve the district, but encourage local businesses to revitalize.  Focus on reserving capital dollars for 
incremental improvements to streets and sidewalks, and provide façade grants for buildings.  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.

Figure 4.2
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3.  Use Trails and Greenways to Strengthen Parks and Open Space

The green links already established in the Eastlake area provide a highly efficient option for accessing the 
open spaces and parks in the area.  Efforts taken now to effectively connect the trails to each other and 
the planned station, and integrating the network into new streets being contemplated creates a system that 
enables users a full range of transportation options.   Eastlake #1 Open Space can also be transformed into a 
dynamic centerpiece park, linking the entire green network of the study area. 

Figure 4.3
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4.  Improve Connections and Access to Regional Roads

A new network of connected streets along the west side of the station area will provide several options for 
motorists seeking access to the station as well as to the major arterials surrounding the study area:  120th 
Avenue, 128th Avenue, Washington Street, Claude Court, and 124th Avenue.  Currently overwhelmed by a 
lack of east-west and north-south roadways, there are many opportunities to alleviate  traffic, calm motorists 
on124th Avenue and design streets to accommodate more modes of transportation than merely cars and 
trucks.  

Figure 4.4
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5.  Don’t Let Transit be a Barrier

The Eastlake station, although a critical ingredient to nurturing growth in the area, is not the only component 
for development in Eastlake.  It shouldn’t create barriers between the Eastlake District and the new transit 
village being contemplated to the west.  Users should be able to utilize at-grade pedestrian crossings to access 
the station platform and Lake Avenue, and should have access to sub-grade bicycle connections to Eastlake #2 
Open Space and to bicycle connections from the west under the tracks.  These new connections would open 
up the park sites to new users.  Finding alternative mitigation to sound walls on the north and south sides 
of the station will also allow businesses to maximize visibility and capture the new market traveling along the 
corridor.  

Figure 4.5
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6.  Focus Development Opportunities West of the Station

There is no discernable motive for disrupting the homes, businesses, and streets east of the station area when 
there are countless opportunities to partner with landowners to the west and develop an integrated transit 
village on empty or underutilized parcels.  The commercial and industrial stability in the area should be 
maintained while incrementally adding new uses. New retail and residential in Eastlake will build capacity, 
add tax dollars, concentrate uses and add vibrancy to the neighborhood by providing choices for people to 
walk, bike, drive or take the train to their destinations. 

Figure 4.6



City of Thornton
Eastlake Station TOD Master Plan Report                  February 2009

4:7

7.  Foster Successful Partnerships

Eastlake is bounded by several large landowners: Thornton, Northglenn, Adams 12 Five Star Schools, the 
Lambertson parcel in Thornton and the Hinkhouse parcel in Northglenn.  Developing an open dialogue 
as soon as possible with each landowner, strategizing to build solid partnerships among the groups and 
potentially creating shared facilities between local agencies will enable all parties to benefit greatly from the 
new station development.  

Figure 4.7
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8.  Position Land Uses to be Good Neighbors

An overlay district that clarifies appropriate land uses, buffers, transitions and design guidelines needs to be 
implemented to provide a consistent, clear strategy for landowners and potential developers.   The guidelines 
and subsequent zoning will protect the careful arrangement of land uses needed to position Eastlake for 
unparalleled success in the future. 

Figure 4.8



5.0 Design Alternatives
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Illustrative Design Concepts for the Eastlake Community

The plan identifies actions for the City of Thornton 
and RTD to initiate, and the City of Northglenn to 
consider, specifically:

The       RTD’s North Metro Rail Corridor 
presents a tremendous opportunity for the 
City of Thornton, RTD and the entire Eastlake 
Community.  This Plan is an important 
ingredient in preparing for this significant 
transit investment so that it meets the functional 
expectations of RTD, preserves the residential 
and historic qualities of Eastlake and enables 
the Community’s vision for the area to be 
achieved.

The following illustrations are design 
recommendations that illustrate potential 
development and redevelopment within the 
Eastlake vicinity. Each scenario is based upon 
key infrastructure investments, expected market 
trends and the Community’s desired vision for 
the area. 

This framework is not intended to specifically 
predict or dictate future development, but 
rather provides a guiding framework for 
existing property owners, the City of Thornton 
and RTD.

1. Enhance City policies for preserving the 
Eastlake Community;  

2. Establish a framework for the development of 
a new residentially based mixed-use village west 
of the proposed transit station;

3. Outline strategies for the City to expand and 
connect the area’s recreational amenities;

4. Define the street network that will connect the 
community;

5. Provide RTD specific expectations for the 
proposed Eastlake Station; and

6. Inform the City of Northglenn of exciting 
opportunities for their consideration.
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5.1  Three Lens Strategy

The Station Area Plan recognizes that within the 
Eastlake Station vicinity a variety of unique development 
conditions exist that will dictate different development 
and redevelopment approaches. The Design alternatives 
and recommendations below outline a “three lens 
strategy” of no change, incremental change and probable 
change that identifies three unique conditions within the 
Eastlake Station Area with a specific approach for each 
area. 
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No Change

This strategy applies to the residential neighborhoods 
throughout the Eastlake area, consisting of single-
family and apartment residences. The neighborhoods 
are strong and need reinforcement and protection. 
Public intervention such as traffic calming and code 
enforcement can maintain the residential nature of 
these areas. 

Areas of No Change 
(Yellow Shaded Area)

Figure 5.1
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Incremental Change 

Within the Historic Eastlake Community, there is 
continued potential for small-scale revitalization and 
reinvestment.  In some places, non-residential parcels 
have a limited buffer between existing residential uses.  
Parcel sizes that are narrow or shallow limit redevelopment 
opportunities.  Long- term steps can help to incrementally 
define the image of this unique community. 

Areas of Incremental Change 
(Blue Shaded Area)

Figure 5.2
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Probable Change

West of the proposed station there are several vacant 
properties over 10-acres in size that are insulated 
from adjacent residential land uses capable of future 
higher-intensity development.   Given their strategic 
relationship to the proposed transit station and 
ownership pattern, development and redevelopment 
of this area is expected.  It is important that this area 
of probable change is positioned to fit within the 
community in order to become valuable for all of 
Eastlake. 

Areas of Probable Change 
(Pink Shaded Area)

Figure 5.3
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Reconstruction of 1st Street is an important ingredient to revitalizing Eastlake

5.2  Eastlake

The historic village has seen minimal changes in the 
last decade, with minor façade and sidewalk upgrades 
along Lake Avenue and 1st Street.  The gridded 
street pattern that extends east from 1st Street to 
York	 Street	 is	 compact,	 walkable	 and	 amenable	 to	
improvements as facilitated by the Eastlake Subarea 
Plan, corresponding zoning and design guidelines 
adopted in 2003.  This plan reinforces the character 
of Eastlake, and maintains the scale as it exists.  

Streetscapes & Gateway Enhancements

1st Street, adjacent to the proposed station platform 
and	the	intersections	of	York	Street	at	Lake	Avenue	
and 124th Avenues, will serve as important gateways 
to the district, position businesses for success and 
traffic calm motorists as they enter and leave the 
area.  

Roundabouts in the Study Area
A roundabout is a type of road junction at which traf-
fic enters a one-way stream around a central island.
 
Overall, roundabouts are statistically safer than both 
traffic circles and traditional intersections, having 
40% fewer vehicle collisions, 80% fewer injuries and 
90% fewer serious injuries and fatalities according to 
a study of a sampling of roundabouts in the United 
States, compared with the intersections they replaced. 
Roundabouts also reduce points of conflict between 
pedestrians and motor vehicles and are therefore con-
sidered to be safer for them.
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The increased pedestrian and vehicular traffic 
projected near the station has prompted the need to 
examine roundabouts for specific intersections and 
modified parking and street design on the following 
streets: 

1st Street should be redesigned  with pedesrian •	
improvements and formalized head-in and 
parallel parking.
Roundabout	at	York	Street	&	Lake	Avenue	•	
Roundabout	at	York	Street	&	124th	Avenue•	

The City will need to refine the designs for the 
proposed	 roundabouts	 at	 York	 Street	 and	 Lake	
Avenue,	and	York	Street	and	124th	Avenue,	including	
size, scale and capacity prior to station construction. 
Worth noting, any type of vehicle on the road today 
will be able to navigate through the roundabout in 
the future, as well as pedestrians seeking access to 
the station and Eastlake neighborhood from the 
south side of 124th Avenue.

Preservation Incentives

The City outlined in Chapter 6 of the Eastlake 
Subarea Plan recommends examination of City 
sponsored grants or loans as incentives for businesses 
to renovate their facades or surrounding land, 
and continue to pursue Historic Designations for 
buildings in the area.  New investment in the transit 
corridor and development proposed to the west 
of the station will enhance visibility and access to 
Eastlake, and enable businesses and property owners 
to update their properties as they choose without 
imposing new regulations upon the adopted plan.  
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Façade Improvement Grants are needed to help business owners & property owners restore the 
character of Eastlake
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Illustrative Development 
Opportunity for the Eastlake 
Station area

5.3  New Village Development 

The City of Thornton has an opportunity to enable 
and encourage the development of a residentially 
based mixed use community on the approximately 
40 acres of vacant land west of the proposed transit 
station.  This village would become a compact 
walkable neighborhood with supporting small scale 
retail services and recreational opportunities.  The 
scale of development would complement the existing 
Eastlake village with:

Two-three story commercial buildings with •	
residential or office above.
Multifamily residential development with a •	
recommended density range of 20 to 30 units 
per acre.
Two-story townhomes or row homes at 9 to 12 •	
units per acre.

•	Live-work	units	of	2-3	stories	in	height	with	work	
space on the ground floor and residential use 
above. 

Partnerships and Neighbors
The realization of this new village development 
is reliant upon livable infrastructure strategies to 
change the industrial character of the area and 
successful partnerships with property owners and 
established neighbors.  The Lambertson family and 
Adams 12 Five Star Schools own approximately 37 
acres of land adjacent to the station, and have actively 
participated in the development of this plan.  A key 
recommendation of this effort was to enable both 
property owners to initiate their own development 
activities or collaborate, if desired, upon the creation 
of the new village.

The City of Thornton’s 
maintenance facility on 
the west side of the new 
village is in the planning 
stages for expansion and 
needs to commit to being 
a good neighbor.   An edge 
treatment for the facility 
could be a public use building 
(administrative use) with 
dedicated community space 
for meetings.  This would 
provide a strong presence 
on the east side of the parcel 
and present a welcome face 
to residential development 
currently lacking in the area. 
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Examples of story mixed-use commercial and live work buildings with residential above

Examples of two and three story multi-family and residential townhome developments
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Recommended parks and recreational trails

An adaptive reuse plan is encouraged for the historic grain 
silo

5.4  Parks, Trails, and Open Spaces

Parks, trails and open spaces need to be a focal point 
of the Eastlake Station Area Plan in order to stabilize 
existing neighborhoods and change the industrial 
character of the area.  

Eastlake #1 Open Space

The former agricultural reservoir is owned by the 
City of Thornton as the majority share owner of 
the Eastlake Water Company, but is within the 
City of Northglenn.  This property could become a 
community park and a vital gateway and focal point 
for the Eastlake vicinity.  

Trail connections

Key trail connections will add to the existing robust 
network in the study area, and further connect the

Highline Canal trail to Eastlake Open Spaces #1, #2 
and #3.  The trails promote and unite the station 
and new development to parks and open spaces in 
a manner consistent with the desires voiced by the 
community and stakeholders.  An additional multi-
use trail connection between 128th Avenue and the 
station area is recommended.  

The grain elevator is an emblematic tie to Eastlake’s 
rural heritage.  Owned by the City and maintained 
by the Community Services Department, it should 
be renovated and utilized for civic or public use.  It 
is recommended that the City fund an adaptive 
reuse study for the structure to determine how to 
best showcase the building and enhance its use as 
a museum or community space integrated into the 
station area as a key architectural feature. 

Figure 5.4
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Roundabout concept for 124th Avenue and York StreetEastlake Station Area Regional Connection Plan

5.5  The Streets

Street connections are critical features that are 
predominantly non-existent in the study area.  In 
order to maximize the new development to the area 
and alleviate traffic congestion on the few existing 
east-west and north-south streets, extensions and 
connections are a necessity for future development.  

Extend 124th Avenue

Extending 124th Avenue to Washington Center 
Parkway accomplishes dual objectives.  First, it will 
improve access and visibility to underperforming 
parcels and create new opportunities for land west 
of the platform, as well as Thorncreek Crossing and 
Redhawk Apartments Phase II (north of Target); 
second, these new connections minimize traffic 
impacts associated with the transit station and new 
development.  

Traffic Calm 124th Avenue

The community has stated in no uncertain terms 
that 124th Avenue is unfriendly to pedestrians and 
cyclists, and is concerned it will only grow worse if 
there is no immediate action taken to slow traffic.  
A traffic calming action plan is a top priority to 
address the issues and plan for the traffic accessing 
the station area from the neighborhoods to the east.  
The City of Thornton, at the time of submission of 
this report, is developing an independent plan to 
address the situation on 124th Avenue, which will 
be activated prior to long-range infrastructure and 
planning activities identifed in this report. 

Lafayette Street

The next critical street connection hinges on Lafayette 
Street extending from 128th Avenue down to 124th 
Avenue, and positioned to further extend down to 
120th Avenue should Northglenn choose to invest in 
the construction.  In order to provide the network 
of smaller pedestrian and bike supportive streets, 
and relieve congestion on Claude Court, Lafayette 
is a critical connection that must be one of the first 
infrastructure improvements made to the study area. 

Figure 5.5
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Claude Court and Race Street 
Connection

Two design scenarios for extending Claude Court 
through the station area are available for the City of 
Thornton and RTD to consider with regard to the 
design of the transit station and framing development 
opportunities for neighboring properties. The first 
infrastructure priority for the City is to design Claude 
Court as a pedestrian-first street. 

The Recommended Grid Option

The first option maintains Claude Court’s location 
separating the station platform from commuter 
parking.

The Recommended Grid Option Figure 5.6
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The Recommended Station Parking Configuration Figure 5.7
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Realignment of Claude Court

The second option realigns Claude Court to the west 
to create contiguous connection between the station 
platform and commuter parking lots.

The Rationale for the Grid Recommendation

Claude Court should be maintained to encourage a 
grid pattern of development.  It allows for optimal 
development potential, and shares the cost burden 
with private development.  It allows land use phasing 
to successfully integrate with the station and can be 
built independent of immediate action by the City 
of Northglenn.

The Not Recommended Claude Realignment Option 
Figure 5.8
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The Not Recommended Claude Station Parking Configuration

Relationship to Neighborhoods

Economics of Eastlake

Connectivity

Phasing (Development)

Cost to Thornton

Intergovernmental Coordination

Access

+
+
+ 
+ 
+ 
+ 
+

+

+
_
_ 
_ 
_ 
_ 
_

_

Grid Option Realignment of 
Claude

Block Structure
(Development Opportunity)

Figure 5.9
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A conceptualized view from the platform

5.6  Eastlake Station

A key objective of this station area plan is to provide 
RTD with guidance on the proposed Eastlake Station 
design for inclusion in the North Metro Draft 
Environmental Impact Statement (DEIS). 

The Platform

The location of the platform for the Eastlake 
station is critical to pedestrian connectivity, parking 
locations and economic activity around the station.  
The location proposed seeks to situate the final 
construction of the platform no more than 100 feet 
from 124th Avenue, and allows for a direct pedestrian 
crossing at Lake Avenue.  The platform is ultimately 
expected to build out to 800 feet.  

The City is seeking that the Platform be constructed 
in phases, initially built as a 400-foot platform placed 
immediately south of Lake Avenue. 

The second Phase expands the platform to 600 feet, 
with approximately 200-foot extensions south toward 
124th Avenue.  The third Phase expands the platform 
to 800 feet, adding 100 feet both north and south of 
the platform, placing the platform 100-feet north of 
124th Avenue.
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Parking

RTD has determined a demand of approximately 
800 parking spaces for the Eastlake Station.  Two 
primary parking configurations are available for 
consideration:

•	 A	 single	 800-space	 parking	 facility	 west	 of	 the	
platform;

•	 A	 split	 parking	 configuration	 with	 400	 spaces	
west of the platform and approximately 400 spaces 
southeast of the platform on the former Adams 
County Maintenance Facility Site, which is owned 
by the City of Thornton.

One centralized parking lot directly adjacent to the 
station creates several disadvantages for the City 
and RTD.  The surface parking needed for the 
station consumes too much land in the TOD zone 
of opportunity; it disconnects Eastlake from the new 
development opportunities; it increases costs to the 
City of Thornton and fails to effectively distribute 
traffic.  

An alternative to a single surface lot is the construction 
of a two level parking structure.  The costs of the 
structure are prohibitive and not determined feasible 
for the Eastlake Station.

Split surface parking lessens the breadth of land 
needed directly adjacent to the station and positions 
more property for development in the TOD zone of 
opportunity; it effectively connects opportunities to 
Eastlake; it lessens the land costs of the station; it 
does not require immediate action from the City of 
Northglenn and it distributes traffic better.  While the 
split parking is attractive for many reasons, if poorly 
designed, it could have a detrimental impact on near-
by neighborhoods.  The City of Thornton and RTD 
should design the station parking with appropriate 
lighting, exceptional landscape buffers and 
appropriate security and surveillance equipment.

Relationship to Neighborhoods

+
+
+
+

+
_

_
_
_
_

_
_
__

Split
Parking

Consolidated
Parking

Block Structure
(Development Opportunity)

Things to Consider - Transit Station

*
*RTD/Thornton must design the Southeast Parking to be a
good neighbor (exceptional landscape buffer, dark skies ordinance,
security/surveillance)

Economics of Eastlake

Access

Cost to Thornton/RTD

Intergovernmental Coordination

Traffic Impacts (Distribution)



City of Thornton
Eastlake Station TOD Master Plan Report                  February 2009

5:19

An appropriately designed split parking configuration is RECOMMENDED for the Eastlake 
station to better fit within the community
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There are several methods to safely deliver 
pedestrians to the station, through connected 
streets, traffic calming new and existing roadways 
and dedicated paths.  

124th Underpass
Using the split parking design, pedestrians 
can either access the station via a pedestrian 
underpass beneath 124th Avenue from the 
southeast parking lot or cross 124th Avenue at 
grade.  The surface grade is elevated naturally, and 
could accommodate an underpass with minimal 
excavation.  

Lake Avenue
An at-grade pedestrian crossing at Lake Avenue 
and Claude Court is encouraged.  This amenity 
creates a visual and physical connection to the 
train station for pedestrians arriving from the 
east side of the station and better connects the 
historic Eastlake community on the east side of 
the station to new opportunities.  

Claude Court
One requirement of the split parking within 
the street grid configuration is that half the 
RTD customers will be required to cross Claude 
Court.   With the Extension of Lafayette Street 
to accommodate through traffic, Claude Court 
would be redesigned as a pedestrian priority street 
with fronting land uses and a healthy walkable 
environment.  Pedestrians seeking access to the 
transit station will cross Claude Court at-grade to 
reach the platform, and this crossing will need to 
be designed with the intent to minimize contact 
with vehicles.  Bulb-outs, pavement treatments  
and reduced lane widths are design details to 
consider. 

Pedestrian Access and 
Connections

Example for Claude Court of a Raised Textured Crosswalk 
West Palm Beach, FL

Example for Claude Court of High Volume Crosswalk 
Boston, MA

Example for Claude Court of Roundabouts on Low Volume 
Streets To Improve Pedestrian Safety 



City of Thornton
Eastlake Station TOD Master Plan Report                  February 2009

5:21

Bus Interface

Buses would converge from all directions to the 
Eastlake station and enter the station area via Claude 
Court.  There are six proposed bus bays with direct 
access to the platforms. RTD and Thornton will need 
to closely examine the bus operations when designing 
the turnaround at the station to streamline the bus 
traffic moving into and out of Eastlake.  

Sound Walls

Sound walls are currently being proposed virtually 
all along the rail corridor.  This study recommends 
mitigating noise impacts along commercially-zoned 
property in Eastlake using landscaping between 124th 
Avenue and Birch Avenue.

5.7  Observations for Northglenn

A critical neighbor, stakeholder and participant in 
the development of the Eastlake station Northglenn 
is positioned to benefit greatly from the Eastlake 
Station TOD Master Plan.  The three most important 
observations for Northglenn consideration include:

Eastlake #1 Open Space and future trail connections 
serve as a gateway not only to the transit station 
and new development in Thornton, but also any 
new development on parcels in Northglenn to the 
south.  It is encouraged for both cities to facilitate 
the construction of Eastlake #1 Open Space into a 
community park. Both cities will benefit from new 
visibility, street connections and additional open 
space.  

The City’s Maintenance Facility is a valuable 
piece of real estate if the City is willing and able to 
relocate the facility to another location.  The City’s 
tax base could benefit greatly from the proximity to 
the station, the Eastlake #1 Open Space community 
park and development of a healthy TOD.  

The Hinkhouse parcel, known as Karl’s Dairy, is 
65 acres of land situated at 120th Avenue between 
Race and Irma Streets, and is the largest undeveloped 
parcel in the study area.  This property is beautifully 
positioned to benefit both from the proposed transit 
station and 120th Avenue.  New development of 
the parcel should encourage multiple connections 
to Eastlake on both Race Street and Irma Streets  
Thoughtful zoning and design standards would 
help guide the right type of development to locate 
in this prime location.

See the illustrative master plan graphic on the following 
page.  

The RECOMMENDED station configuration for RTD’s 
Eastlake Station
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An integrated development and redevelopment concept for both Thornton and Northglenn 
around RTD’s proposed Eastlake Transit Station

120th Avenue

128th Avenue

Hinkhouse 
ParcelExtend Irma

to Lafayette

Extend  Race to 
124th Street

Eastlake #1
Community 

Park

Northglenn’s 
Maintenance 

Facility

Figure 5.9.1
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The         adoption of the Eastlake Station TOD Master Plan Report will be the City of Thornton’s 
official endorsement of the Plan. With this endorsement, the City will be the assigned caretaker of 
the Plan and begin the process of implementation. 

The words and pictures within any report have never by themselves successfully implemented a 
plan. The successful implementation of the Eastlake Station Master Plan, or any plan, needs action. 
The City must be a proactive caretaker of the Plan and take actions aimed at implementation. 

Thornton, like all communities, has limited resources. Past development trends suggest that creative 
partnerships will be required to realize the desired redevelopment envisioned for the Eastlake 
Community.

This section identifies specific partners and their roles and an implementation action plan that will 
support the design concepts and urban design intent of the Eastlake Station Area Plan.

Partners & Roles

The City of Thornton

As the land use regulator, the City of Thornton 
is the primary agency responsible for the plan’s 
implementation.  Other than the transit station itself, 
the City of Thornton will guide public infrastructure 
investments and regulate private investments.  
The City will adopt the vision discussed in this 
document and create and enforce the necessary land 
development regulations that will shape the physical 
structure of the community.  

The City will not accomplish this effort on its own 
and will need to partner with the private sector to 
realize the vision.  The City has many tools at its 
disposal that will facilitate and encourage the private 
development community to build the concepts 
reflected in this document.

The challenge to Thornton is to provide proactive 
leadership and action to realize the potential of the 
area within the political realities of a City with equally 
important priorities demanding resources from other 
sectors of the City.

Thornton will need to reexamine nearly every 
aspect of its community building capabilities 
and requirements to assist the private sector in 
implementing the vision.  The most effective way 
of doing this is to establish a person or department, 
responsible for its implementation either within the 
City Development Department or within the office 
of Business Development. 
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Regional Transportation District

RTD is clearly a key partner in helping the City of 
Thornton accomplish the objectives established in 
this document.  The commitment to construction 
will be as important as the quality of the station’s 
design.  However, transit alone will not enable the 
realization of the community’s vision.  In fact, much 
of the vision identified in this document will not be 
achieved solely with RTD’s investment.  Much of this 
area’s success can be accomplished without immediate 
investment in transit.  However, the realization of the 
area’s full potential must have RTD’s commitment to 
both the timing of investment as well as the quality 
of investment to encourage the private sector to 
implement the vision.

Adams 12 Five Star Schools & 
Other Land Owners

The redevelopment of the Eastlake Station area has 
the distinct advantage of fewer large land owners 
that will clearly benefit from the implementation of 
actions identified in the Plan.  However, that alone 
does not insure active participation by the community 
stakeholders.  The City must take a proactive role 
in understanding each land owners’ objectives and 
layout strategies, and assist them in meeting these 
objectives.  

The School District and its needs are clearly 
unique and will not necessarily follow traditional 
land development logic.  The School District has 
a defined priority to seek the highest and best use 
for its property, and may consider a magnet school 
or Bollman Technical Educational Center for 
the northern portion of their property for future 
development.  

Fortunately, the City of Thornton has many assets in 
the vicinity that, with a commitment to partnership 
on both sides, complements the School District’s 
objectives while developing their land adjacent to the 
station as part of the proposed new village.

City of Northglenn

A key objective of the Station Area Plan is to establish 
a vision of the station area that positions Thornton 
for success on its own, while enabling Northglenn’s 
long-term benefit from the station.  

No immediate action is needed from Northglenn to 
ensure the area’s success.  However, their participation 
will elevate the overall quality of the area.

Very few, if any of RTD’s proposed 96 transit stations, 
have the character and potential of the Eastlake 
Station.  Few, like Olde Town Arvada, have the 
rural character and historic references of Eastlake.  
Even fewer have over 90 acres of vacant land with 
established recreational amenities interlaced adjacent 
to the station within the economic sphere of influence 
of Interstate-25.  

In partnership together, Thornton and Northglenn 
have the real opportunity to envision and create 
one of Front Range’s most unique and truly special 
premier transit station areas.  
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Action Plan

Implementation actions are divided into a framework 
for the City and RTD to commit to, and encourage 
Northglenn to initiate, over the next 20 years. These 
actions encompass:

6.1  Short Term (1-3 years) immediate actions by      
      the City; 

6.2  Midterm (3-7 years) actions developed     
       through partnerships; and

6.3  Long Term (7-20 years) which allow for  
       coordination of major infrastructure projects and    
       continued private investment. 

f

f

The Eastlake Station TOD 
Master Plan provides a 

physical blueprint for the 
build-out of the Eastlake 

Community, but its 
implementation will not 
occur over night.  This 
Plan will be achieved 
over time through the 
construction of public 
projects that catalyze 

private initiatives.
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Implementation
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1A.Design	and	adopt	a	transit	oriented	over-
lay	district	and	pedestrian	oriented	design	
guidelines	for	undeveloped	areas	adjacent	to	
and	within	the	station	area,	including	appro-
priate	transitions	to	buffer	existing	residential	
from	new	development.

1B.	Design	and	implement	specific	impact	
fees	(for	example,	TIF,	PIF,	or	park/road/de-
velopment)	for	new	development	adjacent	to	
station	area

2A.	Adopt	an	updated	Transportation	Plan	
that	includes	new	street	sections

2B.	Design	a	streamlined	development	review	
process	for	new	development	adhering	to	
adopted	overlay	district

3A.	Maintain	active	involvement	in	the	North	
Metro	EIS	Process	through	the	final	stages	

3B.	Add	parking	standards	to	allow	shared	
parking	facilities	and	a	reduction	in	off-street	
parking	requirements	for	properties	redevel-
oping	in	Eastlake.

4B.	Develop	a	parking	permit	program	for	
Eastlake	residents	near	the	station	and	offer	
short	term	parking	(4	hours	or	less)	on	1st	
Street	and	Lake	Avenue

																												 Timing

MT

ST

ST

O

ST

ST

ST

Lead	Group

Planning	Services	

Planning	Services,
	Infrastructure,	Devel-
opment	Svcs,	Trans-
portation	Planning

Planning	Services,	
Infrastructure,	Trans-
portation	Planning

Development	Services,	
Infrastructure

Development	Services,	
Planning	Services

Planning	Services,	
Development	Services

Development	Services,	
Infrastructure

Suggested	Action/Strategy

Timing Legend
ST:    Short Term 
MT:  Mid-Term
LT:    Long Term
O:     Ongoing
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C1.	Private:	Construct	Lafayette	Street	adja-
cent	to	Farmer’s	Highline	Canal
	

C2.	Private:		Realign	and	construct	126th	
Avenue

C3.	Private:		Extend	Race	Street	and	Irma	
Street	to	connect	to	Eastlake	#1	and	station	
area

C4.	Private:		Design	and	build	small	local	
streets	to	connect	to	collectors	within	new	
development

At	landowner’s	
pace

At	landowner’s	
pace

At	landowner’s	
pace

At	landowner’s	
pace

Developer

Developer

Developer
(Northglenn)

Developer	
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D4.	Public:		Address	roadway	configuration	
and	streetscape	within	station	area,	1st	St,	and	
Lake	Ave,	including	new	roundabout

D5.	Public:	Build	pocket	park	and	public	park-
ing	for	station	near	Eastlake	#2	Open	Space

D1.	Public:		Adaptive	re-use	of	grain	elevator	
and	adjacent	area	for	civic	uses

MT

MT

LT

ST

Infrastructure,	
Development	Services

Infrastructure,	
Development	Services,	
Community	Services

Community	Services,	
Development	Services,	
Planning	Services

																												 Timing Lead	GroupSuggested	Action/Strategy

D2.	Public:		Realign	and	traffic	calm	124th	
Avenue	to	Washington	Street

MT

MT

Infrastructure,	
Development	Services	

Infrastructure,
Development	Services

D6.	Public:		Design	and	construct	Lafayette	
Street	between	Hunter	Douglas	and	Adams	
12	Five	Star	School	District	Administration	
Building	site

Infrastructure,	
Development	Services

Timing Legend
ST:    Short Term 
MT:  Mid Term
LT:    Long Term
O:     Ongoing

D3.	Public:	Design	and	construct	roundabout	at	
York	Street	and	124th	Avenue	when	station	is	
under	construction
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F1.	Split	proposed	parking	between	south-
east	side	of	124th	Avenue	and	1st	Street,	and	
adjacent	to	station	area

F2.	Design	and	construct	Lake	Avenue	to	
cross	station	platform	to	accommodate	pedes-
trian	access	to	west	side	of	project	area	(Not	
to	preclude	future	option	for	vehicle	traffic)

F3.	Design	and	construct	station	platform	to	
meet	proposed	spacing	from	124th	Avenue:		
short-term	200	feet,	mid-term	400	feet,	long-
term	600	feet

F4.	Work	with	Thornton	to	meet	with	land-
owners	to	negotiate	landscape	mitigation	
as	replacement	for	sound	walls	to	north	and	
south	of	station

F5.	Construct	trail	underpass	for	pedestrian	
and	bicycle	access	to	Eastlake	#2	Open	Space	
at	124th	Avenue	and	1st	Street

Thornton,	RTD

Thornton,	RTD

RTD

Thornton,	RTD

RTD

E
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E1.	Re-examine	joint	Maintenance	Facility	
possibilities	between	Thornton,	Northglenn,	
and	Adams	12	Five	Star	School	District	and	
relocate	Northglenn	maintenance	facility
E2.	Donate	land	for	RTD	parking	lot	on	south-
east	corner	of	124th	Avenue	and	1st	Street	to	
constitute	local	match	for	station	construction

E3.	Consistent	with	urban	design	plan,	draft	
joint	developer	RFP	for	Adams	12	Five	Star	
School	District	property	and	Lambertson	
property

E4.	Facilitate	coordinated	Eastlake	#1	park	
development	with	Northglenn

E5.	Implement	coordinated	Land	and	Infra-
structure	Plan	with	Northglenn	for	Hinkhouse	
parcel

ST-LT

ST

ST

MT

ST

ST

ST

ST

ST

ST

Thornton,	Northglenn,	
Adams	12	School	

District

Adams	12	School	Dis-
trict,	Lambertson	
Family,	Developer

Thornton,	Northglenn

Thornton,	Northglenn,
Hinkhouse	Family

Thornton,	RTD

																													 Timing Lead	GroupSuggested	Action/Strategy

Timing Legend
ST:    Short Term 
MT:  Mid Term
LT:    Long Term
O:     Ongoing
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G1. Improve the current façade program:
• Create a grant procedure for business  
 owners to utilize, update the existing   
 façade program

H1. Develop a retail marketing plan targeting 
two audiences:
1. Developer, to promote available sites  
 and market support to retail developers
2. Retailer, to promote available and   
 undeveloped retail space and market   
 support to appropriate retailers

G2. Explore potential for a tax increment 
financing program to include the new mixed-
use district areas to achieve the following:
• Retention of the scale of existing   
 buildings in historic Eastlake
• Development of new retail and office  
 space to strengthen convenience goods  
 and services trade

G3. Explore potential tax benefits of an Urban 
Renewal Area, Community Development 
Corporation (CDC) and/or Downtown Devel-
opment Authority (DDA) for implementation 
in historic and newly developed areas

H2. Attract a more diverse array of goods and 
services, such as restaurants, neighborhood-
oriented retail and small-scale shops to sup-
port the growing residential and office/com-
mercial populations

 Suggested Action/Strategy Timing

ST-MT

LT

ST-MT

MT

LT

Lead Group

Business Development, 
Planning Services

Business Development

Business Development, 
Planning Services

Business Development, 
Planning Services

Business Development

Timing Legend
ST:    Short Term 
MT:  Mid Term
LT:    Long Term
O:     Ongoing
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Commuters in the City of Thornton will soon have 
the option to travel by rail. The North Metro 
Corridor that will pass through the City of Thornton 
is one of the new rail corridors included in the 
Regional Transportation District’s (RTD) FasTracks 
plan. FasTracks is a comprehensive plan for the 
design and construction of high-quality transit 
service and facilities in Metro Denver. When 
completed, FasTracks will add 122 miles of new 
light rail and commuter rail, 18 miles of bus rapid 
transit service, over 21,000 new parking spaces at 
rail and bus stations, and expanded bus service in all 
areas.  

This market study focuses on the Eastlake Station 
area in the City of Thornton. The station will be 
located directly north of East 124th Avenue along 
Claude Court and will border the historic community 
of Eastlake. It will be approximately 1/2-mile north 
of 120th Avenue, a major Thornton thoroughfare.  

Nearly 260 acres of property is either vacant or 
underutilized in the Eastlake Station planning area. 
The Eastlake Station planning area encompasses 
about one-square-mile of land, stretching from 120th 
Avenue on the south to 128th Avenue on the north, 
Washington Street on the west and Claude Court and 
the historic Eastlake community on the east. These 
boundaries encompass an area that includes a mix of 
existing uses, ranging from primarily retail on the 
south to office and industrial on the north and west 
to residential on the east. The region also includes 
large amounts of mainly contiguous vacant land, 
giving it a somewhat rural and undeveloped feel. A 
major attribute of the Eastlake Station planning area 
is its parks and trails system, providing strong 
neighborhood amenities. 

The current residents surrounding the Eastlake 
Station area identify with historic Eastlake. The 
historic grain silo west of 1st Street between Lake 
and Birch Avenues is a proud reminder of the area’s 
agricultural heritage. The existing residents have 
relatively higher incomes, are more educated, and 
are slightly younger than residents of the City of 
Thornton and the Metro Denver region. Home prices 
in the area surrounding Eastlake Station are slightly 

higher than the City of Thornton, but are more 
affordable than the Metro Denver area as a whole.  

The Eastlake Station planning area contains several 
large owner-occupied industrial and office facilities, 
including Hunter Douglas, Adams 12 Five Star 
Schools, Auto-Trol, the City of Thornton, and the 
City of Northglenn. There is little multi-tenant space 
in the area as industrial and office users are more 
attracted to higher visibility options along I-25 and 
other major roadways. 

Retail development in the Eastlake Station planning 
area is more pronounced along 120th Avenue, a 
major thoroughfare in the City of Thornton. While 
there are some small retail spaces in Eastlake, poor 
transportation access and lack of visibility pose 
challenges to retail development currently.  

Rail enters the Eastlake Station planning area by 
about 2015 with the completion of the North Metro 
Corridor. As the context of the study area is 
modified with the addition of transit, and keeping 
the strengths and weaknesses of the site in mind, 
new development opportunities emerge: 

• Redevelop and revitalize Eastlake, utilizing 
historic features such as the grain silo as focal 
points for the planning area. 

• Consider an educational facility or other 
community use as a transition between the 
Lambertson’s property and the Adams 12 
administration buildings. 

• Mid-density residential with resident-serving 
retail and office are likely to be the most 
successful new uses. 

• Mid-density residential provides the opportunity 
to diversify housing opportunities in the area in 
terms of both price and configuration. 

• Local businesses would like greater restaurant 
opportunities 

Specifically, this one square mile of land may 
accommodate the following uses in addition to the 
existing development by 2030: 
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• 1,600 – 2,000 mid-density residential units 

• 194,000 – 264,000 square feet of office space 

• Up to about 3,500 square feet of new medical 
office space 

• Up to 1 million square feet of industrial space 
(assuming that Hunter Douglas follows through 
with its future development plans) 

• 155,600 square feet of retail space 

• Additional park and open space areas, especially 
at Eastlake 1 and the existing grain silo in 
Eastlake 

• Potential educational facility, such as a 
vocational or technical school 

Preferred uses are oriented to residential units and 
small, neighborhood-serving retail and office spaces 
in close proximity to Eastlake Station. Denser retail 
uses are likely to be located along 120th Avenue 
while the office and industrial opportunities are 
more likely to follow Washington Street. 

Given the extended nature of this study’s timeframe, 
the economic trends analysis and development 
opportunities are discussed more qualitatively as 
opposed to quantitatively. While this report provides 
a baseline for development opportunities, conditions 
should be carefully re-evaluated in light of 
prevailing market conditions at the time that 
development begins.  
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Commuters in the City of Thornton will soon have 
the option to travel by rail. The North Metro 
Corridor that will pass through the City of Thornton 
is one of the new rail corridors included in the 
Regional Transportation District’s (RTD) FasTracks 
plan. FasTracks is a $6.1 billion, 12-year 
comprehensive plan for the design and construction 
of high-quality transit service and facilities in Metro 
Denver. When completed, FasTracks will add 122 
miles of new light rail and commuter rail, 18 miles 
of bus rapid transit service, over 21,000 new parking 
spaces at rail and bus stations, and expanded bus 
service in all areas.  

In addition to the 37 transit stations already in 
operation in Metro Denver, FasTracks will add 57 
new stations throughout the region. RTD is 
proposing eight stations for the North Metro 
Corridor, which would be located at the 
Coliseum/Stock Show, Commerce City, 88th 
Avenue, 104th Avenue, 112th Avenue, 124th 
Avenue (Eastlake Station), 144th Avenue, and 
162nd Avenue. The last five stations, from 88th 
Avenue to 162nd Avenue, are located in the City of 
Thornton. RTD plans to complete rail transit service 
along the North Metro Corridor by 2015.  

These stations are an opportunity for community and 
business development over the next decade. The 
addition of rail transit modifies the economic context 
surrounding the stations and opens opportunities for 
transit-oriented developments (TOD). 

The Center for Transit Oriented Development 
detailed the opportunities for TOD in the Metro 
Denver market in a February 2007 report. They 
forecast the demand for housing in transit-oriented 
developments could grow from 45,000 households 
in transit-oriented developments in 2007 to 155,000 
households demanding TOD housing by 2030. 
Thornton, with several proposed stations within the 
city limits, has the opportunity to capture a large 
share of this demand. 

This market study focuses on the Eastlake Station 
area in the City of Thornton. The station will be 
located directly north of East 124th Avenue along 

Claude Court and will border the historic community 
of Eastlake. It will be approximately 1/2-mile north 
of 120th Avenue, a major Thornton thoroughfare.  

The City of Thornton is coordinating the 
development of a master plan to help ensure that 
new development in the Eastlake Station area 
functions well as a transit stop and fits with the 
surrounding area. The City of Thornton hired 
Glatting Jackson Kercher Anglin to prepare a master 
plan for the Eastlake Station area. As part of this 
effort, Development Research Partners is providing 
the real estate analysis to quantify the residential and 
nonresidential development and redevelopment 
opportunities within the station area. 

This study describes the current and projected 
economic conditions in the 1/2-mile radius 
immediately surrounding the station, a broader 
market area extending a mile west of the station to 
Washington Street, the City of Thornton, and the 
Metro Denver region. The Metro Denver region is 
defined to be an eight-county area including Adams, 
Arapahoe, Boulder, Broomfield, Denver, Douglas, 
Jefferson, and Weld Counties. 

This report includes two main sections. The first 
section identifies current economic conditions and 
trends in the study area. The data and analysis in this 
section is based upon the most current information 
available as of July 2008. The second section 
discusses development opportunities for the study 
area. Two time periods are considered in this 
section: the short-term extending to 2015 and the 
long term extending to 2030. Each section is 
organized into residential, office and industrial, 
retail, and community land uses.  

Given the extended nature of even the short-term 
timeframe, the economic trends analysis and 
development opportunities are discussed more 
qualitatively as opposed to quantitatively. While this 
report provides a baseline for development 
opportunities, conditions should be carefully re-
evaluated in light of prevailing market conditions at 
the time that development begins.  
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Geographic Overview 
Four distinct geographic areas are discussed in this 
economic trends analysis: the 1/2-mile radius, the 
Eastlake Station planning area, the City of Thornton, 
and Metro Denver. These four geographic areas are 
described below. 

The first geographic area is the Eastlake Station 1/2-
mile radius. A 1/2-mile radius is utilized in TOD 
market analyses derived from what is considered 
reasonable walking distance around the transit 
station. The 1/2-mile radius encompasses where 
businesses and residents may locate for the most 
convenient rail transit access. This area is roughly 
bounded by 120th Avenue to the south, 128th 
Avenue to the north, Eastlake Shores Park and 
Steele Street to the east and Lafayette Street on the 
west.  

The 1/2-mile radius is predominantly existing 
residential to the east of the proposed station site and 
encompasses the four-block historic community of 
Eastlake. The west side of the station site is 
predominantly vacant land, giving the area a rural 
feel. In addition, about 15 percent of the land area 
west of the station is currently in commercial, 
industrial, or municipal use. While most of this area 
is located within the City of Thornton, there is also a 
large portion of the land that lies within the City of 
Northglenn’s boundaries, including the area roughly 
south of 124th Avenue between Claude Court and 
Irma Drive. 

One of the goals of the current planning effort for 
the Eastlake Station is to buffer and maintain the 
existing neighborhoods. Since half of the property 
within the 1/2-mile radius is already developed, the 
economic and demographic attributes of the area 
provide context for the future planning efforts. 
However, most of the new development opportunity 
lies to the west of the station site. This area is the 
second geographic area discussed in this report, 
referred to as the Eastlake Station planning area. 

The Eastlake Station planning area is roughly one 
square mile and is bounded by 128th Avenue on the 

north, 120th Avenue on the south, Washington 
Street on the west, and Claude Court and the 
Eastlake community on the east. There are several 
developed and utilized properties in the Eastlake 
Station planning area, ranging from the Hunter 
Douglas and Auto-Trol properties along Washington 
Street, to residential and retail developments along 
120th Avenue, to the Adams 12 Five Star Schools 
administration building on 128th Avenue. Still, 
about 40 percent of the planning area, or roughly 
260 generally contiguous acres, is currently vacant 
or underutilized land. 

Land Use Mix in 1/2-mile Radius

35.9%

49.6%

11.0%

1.2% 1.9% 0.5%

Residential

Vacant/Underdeveloped

Industrial

Retail

Municipal/Community

Office

 

The third geographic area discussed in this report is 
the City of Thornton. Thornton’s population, 
industries, commuting patterns, and growth also 
influence the composition of future development 
opportunities in the planning area.  

The last geographic area included in the report is the 
Metro Denver region. Thornton is located in 
Adams County, in the north and central portion of 
the Metro Denver region, defined to include Adams, 
Arapahoe, Boulder, Broomfield, Denver, Douglas, 
Jefferson, and Weld counties. Metro Denver regional 
growth and the completion of the other transit lines 
throughout the region will influence development 
patterns at the Eastlake Station. 
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Residential Characteristics 
Existing residential development within 1/2-mile of 
the proposed Eastlake Station makes up nearly 36 
percent of the total land uses. Residential 
development includes both single-family and multi-
family units. Single-family residential development 
within the 1/2-mile radius is found on the east side 
of Claude Court. Multi-family apartment complexes 
and the Pavilion Lofts Condos lie west of Claude 
Court, just north of 120th Avenue. There are no 
townhomes in the area. 

Demographics 
There were approximately 3,900 people within the 
1/2-mile radius in 2006, representing an increase of 
5.1 percent per year since 2000. The 1/2-mile radius 
included nearly 1,800 households with an average of 
2.24 persons per household.  

Thornton’s northward expansion was the major 
driver of growth in the Eastlake Station planning 
area in the 1990s and early 2000s. Thornton’s 
population has grown rapidly since 1995, peaking at 
a 7.3 percent growth rate in 2001. Since 2000, 
Thornton’s population growth rate has averaged 4.9 
percent per year, slightly lower than the 1/2-mile 
radius. Thornton was the place of residence for 
109,561 people in 38,517 households in 2006. 

Thornton Population Growth 

Year Population Growth
2000 82,384 
2001 88,434 7.3%
2002 93,655 5.9%
2003 97,855 4.5%
2004 101,763 4.0%
2005 105,444 3.6%
2006 109,561 3.9%

Source: Colorado State Demography Office. 

Thornton has been one of the fastest growing 
communities in Metro Denver. The population 
growth rate in Thornton has exceeded Metro 
Denver’s average growth rate each year since 2000.  

Metro Denver Population Growth 

Year Population Growth
2000 2,581,506 
2001 2,670,019 3.4%
2002 2,718,340 1.8%
2003 2,760,469 1.5%
2004 2,806,759 1.7%
2005 2,851,882 1.6%
2006 2,910,742 2.1%

Source: Colorado State Demography Office. 

Owner-occupied households are significantly larger 
than renter households in the 1/2-mile radius with an 
average of 2.68 persons, compared to an average of 
1.85 persons in renter households. Owner-occupied 
units house 56 percent of the population and make 
up 47 percent of the total housing units. 

The average household size in Thornton in 2006 was 
slightly larger than the Eastlake Station area with 
2.83 persons per household. The size of owner and 
renter households in Thornton is similar with 
averages of 2.96 persons and 2.8 persons 
respectively. This is a smaller gap than existed in 
2000 when owner households averaged 2.91 persons 
and renter households averaged 2.57 persons. 

The median age of the population within the 1/2-
mile radius is 32.1 years, slightly older than the 
median age of 30.8 years for the City of Thornton 
but younger than the Metro Denver median age of 
33.8 years. Further, 80.2 percent of the population is 
white, 13.1 percent is Hispanic or Latino, 1.9 percent 
is Asian, and 1.9 percent is Black or African 
American. 
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Median Age of Residents 

1/2-mile radius* 32.1
Thornton 30.8
Metro Denver 33.8
  Adams 31.4
  Arapahoe 34.5
  Boulder 33.4
  Denver 33.1
  Douglas 33.7
  Jefferson 36.8
  Weld 30.9

Source: U.S. Census Bureau, 2000 Census. 
*Census Tract 85.29 in Adams County. 

According to 2004 Local Employment Dynamics 
data from the U.S. Census Bureau, nearly 24 percent 
of the residents within a 1/2-mile radius of Eastlake 
Station are employed in the City and County of 
Denver. The proposed station is approximately 14 
miles from the center of downtown Denver. 

2004 1/2-mile* Commuter Shed 
(Place of Work for residents in the 

1/2-mile radius) 

Place of Work 
Percent of 
Residents

Denver 23.8%
Westminster 7.2%
Thornton 6.3%
Northglenn 5.8%
Broomfield 4.7%
Aurora 4.0%
Lakewood 3.6%
Commerce City 3.5%
Boulder 3.2%
Greenwood Village 2.4%
All Other 35.5%
Source: U.S. Census Bureau, Local Employment Dynamics 2004. 

*Census Tract 85.29 in Adams County. 

Households in the 1/2-mile radius have higher 
incomes than households in Thornton and Metro 
Denver. According to the 2000 Census, median 
household income in the 1/2-mile radius is $58,073, 
higher than the City of Thornton median household 
income of $54,445 and the Metro Denver median of 
$51,088 for the same period.  

Median Household Income of Residents 
1/2-mile radius* $58,073
Thornton $54,445
Metro Denver $51,088
  Adams $47,323
  Arapahoe $53,570
  Boulder $55,861
  Denver $39,500
  Douglas $82,929
  Jefferson $57,339
  Weld $42,321

Source: U.S. Census Bureau, 2000 Census. 
*Census Tract 85.29 in Adams County 

Higher median incomes are also reflected in the 
educational attainment of residents in the 1/2-mile 
radius. According to the 2000 census, 92.4 percent 
of the population 25 and over was a high school 
graduate or higher. In addition, 27.4 percent of the 
population 25 and over had a bachelor’s degree or 
higher. The educational attainment rates for 
Thornton were slightly lower in 2006, with 84.7 
percent of the adult residents completing high school 
and 24.1 percent with a bachelor’s degree or higher. 

Market Conditions 
There are three distinct residential neighborhoods in 
the 1/2-mile radius. Residences and platting in the 
roughly four-block Eastlake neighborhood display 
historic, rural qualities. Residences surrounding 
Eastlake are tract homes, the construction of which 
followed Thornton’s rapid population growth which 
started in the early 1990s and continued through the 
early 2000s. Multi-family housing units are clustered 
south of the site on Claude Court and 120th Avenue.  
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The Eastlake neighborhood is characterized by its 
unique street layout. The streets were oriented 
according to the railroad tracks and train station 
instead of an east-west or north-south pattern. About 
half of Eastlake’s 50 or so residential structures were 
built before 1950, with some homes built as early as 
1905. Only about nine of Eastlake’s residences were 
built since 1991. 

Eastlake is a low density neighborhood with an 
average of about three dwelling units per acre. While 
many of the lots are deep and narrow with a back 
alleyway, a few of the lots are on a half acre of land 
or more. The value of land and improvements varies 
widely in Eastlake, as well as the size and style of 

homes. Eastlake also retains its own 
unique zoning which has helped preserve 
its character. Several of the residential 
structures along Lake Avenue and 1st 
Street are zoned commercial. 

Other residences within the 1/2-mile 
radius have been built mostly in the last 
two decades. Development of Eastlake 
Village, just southwest of Eastlake Shores 
Park, was limited throughout the 1980s 
and early 1990s. However, development 
escalated from 1992 to the subdivision’s 
buildout in 1999. Over 360 single-family 
homes are in Eastlake Village, with an 
average density of about six dwelling 
units per acre. 

West of Eastlake Shores Park is the 
Eastlake Estates and Eastlake Shores 
subdivisions. Eastlake Estates borders 
Eastlake to the north. It has the lowest 
density tract housing in the 1/2-mile 
radius with 5.4 dwelling units per acre. 
Eastlake Shores has higher density single-
family homes. Density is about 7.4 
dwelling units per acre with most lots 
smaller than 1/10 acre.  

Home Prices 
Home prices in the Eastlake Station region 

are higher than home prices in Thornton. Further, the 
demand for homes in and around the 1/2-mile radius 
has been stronger than the rest of Thornton as 
measured by home sales activity. In order to analyze 
the single-family housing market, data was collected 
for the 80421 (broader area around the Eastlake 
Station planning area) and 80614 (Eastlake only) zip 
codes. This area is referred to as the North/Central 
Thornton region in the following analysis.  

The median sales price of homes for first quarter 
2008 in the North/Central Thornton region was 
$203,900, compared to $170,250 for Thornton as a 
whole. The median sales price in Metro Denver in 
the first quarter of 2008 was $209,900. The median 

Summary Demographic Statistics 

 1/2-Mile 
Radius Thornton 

Metro 
Denver

Population, 2000 2,864 82,384 2,581,506
Population, 2006 3,867 109,561 2,910,742
Annual average population 
growth rate, 2000-2006 5.1% 4.9% 2.0%

   
Households, 2000 1,280 28,882 1,003,218
Households, 2006 1,780 38,517 1,122,041
Annual average household 
growth rate, 2000-2006 5.6% 4.9% 1.9%

   
Average household size1 2.24 2.83 2.53
  Owner-occupied1 2.68 2.91 2.67
  Renter-occupied1 1.85 2.57 2.26
Vacancy rate1 11.4%2 6.2% 8.1%
   
Educational attainment1   
  High school graduate or higher1 92.4%3 84.7% 87.6%
  Bachelor’s degree or higher1 27.4%3 24.1% 36.7%
   
Median household income, 2000 $58,0733 $54,445 $51,088
Median household income, 2006 --- $58,042 $55,350
Median age, 2000 32.13 30.8 33.8
Median age, 2006 --- 31.9 35.1

Sources: U.S. Census Bureau, 2000 Census; U.S. Census Bureau, American Community 
Survey 2006; Colorado State Demography Office. 

1 - 2000 Census data for 1/2-mile radius; 2006 American Community Survey data for 
Thornton and Metro Denver. 
2 - Vacancy rate was high due to vacancies at the recently constructed apartments south of 
the station site. 
3 - Census Tract 85.29 in Adams County. 
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price of homes sold throughout Metro Denver has 
dropped for the last several quarters. 

The number of homes sold in North/Central 
Thornton has increased 1.1 percent for the four 
quarters ending in first quarter 2008 compared to the 
previous four quarters. This compares to a decline of 
34.3 percent in the number of homes sold in 
Thornton for the same period and a decline in Metro 
Denver of 3.9 percent. 

Median Home Prices 
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Thornton has maintained an above average rate of 
occupied housing units. The house vacancy rate in 
Thornton was 6.2 percent in 2006. This is the second 
lowest vacancy rate for municipalities in Adams 
County. According to the 2006 American 
Community Survey, the homeowner vacancy rate is 
4.5 percent, and the rental vacancy rate is 6.8 
percent. The Metro Denver rate was 8.1 percent over 
the same time period. 

Apartment Vacancy and Rent 
Two multi-family apartment complexes are within 
1/2-mile of the proposed Eastlake Station. The 562-
unit Gleneagles apartment complex, north of 120th 
Avenue along Claude Court, had two phases built in 
1998 and 2000. The 208-unit Registry apartments 
are located on the corner of 120th Avenue and 

Claude Court. Both of these complexes are in City 
of Northglenn boundaries. 

Four other apartment complexes are just outside of 
the 1/2-mile radius around the proposed station. The 
Red Hawk Ranch, Pinnacle at Hunter’s Glen, 
Waterford Place, and Hawthorne Hill apartments 
together comprise another 1,320 units. 

Demand for apartments has been weaker in 
Thornton than in the Metro Denver region over the 
past year. The Metro Denver Apartment Vacancy 
and Rent Survey reported the Thornton/Northglenn 
apartment vacancy rate rose above the Metro Denver 
rate in the second quarter of 2007. The gap between 
the Thornton vacancy rate and Metro Denver 
vacancy rate has increased since that time. Average 
vacancy rates in the first quarter 2008 were 6.6 
percent for the Thornton/Northglenn submarket and 
5.9 percent for the Metro Denver region. The 
average vacancy rate for the Thornton/Northglenn 
submarket reached 8.7 percent in fourth quarter 2007 
compared to 6.1 percent for Metro Denver in the 
same quarter. 

Average rental rates have been volatile over the past 
year for the Thornton/Northglenn market. The 
average rate has ranged from a low of $837 per 
month in third quarter 2007 to a high of $877 per 
month in fourth quarter 2007. As of the first quarter 

Apartment Vacancy Rates 
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2008, the average apartment rent rate in the 
Thornton/Northglenn submarket equaled the average 
Metro Denver rate of $861.  

Future Plans 
No immediate plans exist for any substantial 
residential development within the 1/2-mile radius or 
the Eastlake Station planning area. However, 
planning and development throughout the City of 
Thornton affects future growth and development at 
the site. These plans range from single-family 
attached units on the east side of Eastlake Shores 
Park to the Thorncreek Village mixed-use district 
northwest of the Eastlake Station planning area at 
128th Avenue and Washington Street. 

There are 1,155 housing units adjacent to the 
Eastlake Station planning area that have either 
started the City’s approvals process or have been 
approved, but none are currently under construction. 
This includes 290 multi-family units on the 
northwest corner of 128th and Washington Street, 
595 single-family units to the east of Eastlake 
Shores Park, and 270 single-family units northeast 
of 128th and I-25. 

The bulk of the proposed residential development in 
the City of Thornton is found in the northeast corner, 
surrounding E-470 between 144th Avenue and 160th 
Avenue, pushing into Weld County. 

Office and Industrial Characteristics 
The 1/2-mile radius has a strong industrial 
component with 11 percent of the land use devoted 
to existing industrial purposes. Existing industrial 
land uses make up most of the real commercial 
property values in the region. The major industrial 
facility is the Adams 12 Five Star Schools’ 
administration buildings, which include both office 
and industrial components. Two buildings occupy 
the 44-acre parcel which is located south of 128th 
Avenue and east of Lafayette Street. The major 
facility is a 380,000-square-foot building built in 
1993 that was formerly a Whole Foods distribution 

center. A 36,000-square-foot extension was added in 
2004. 

The facility is a source of revenue for the school 
district as it rents space to various manufacturers. 
Currently, Allegro coffee and Design Fabricators, 
Inc. maintain their headquarters and operations at the 
site. 

Vacancy rates for industrial property within a 1/2-
mile radius of the proposed station or in close 
proximity have remained at or below five-percent 
from the first quarter of 2005 to the first quarter 
2008. Most of the buildings in the area are owned 
rather than leased, contributing to a lower vacancy 
rate. However, the second quarter 2008 vacancy rate 
jumped up to 21.4 percent due to a manufacturer 
moving from the Adams 12 Five Star Schools’ 
administration building. This has left 139,500 square 
feet of vacant industrial space.  

Other key industrial facilities in the Eastlake Station 
planning area include the Hunter Douglas 
manufacturing facility located near the southeast 
corner of Washington Street and 128th Avenue; 
Washington Center, a commercial and industrial 
park located at about 124th Avenue and Washington 
Street that is mainly vacant land; and several City of 
Thornton and City of Northglenn maintenance 
operations properties. 

The vacancy rate for industrial space within a five-
mile radius of the Eastlake Station has dropped 
significantly in the past year. The rate peaked at 17.8 
percent in 2006 and is currently at 6.4 percent. 
Rental rates similarly spiked in 2006 at $5.68 per 
square-foot and have fallen in the last year. The 
current rate is $5.24 per square-foot. Industrial 
properties in the Eastlake Station planning area must 
compete with properties in the larger market area 
that provide greater visibility and easier access to I-
25 and I-76.  
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Industrial Vacancy and Rental Rates 
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While the industrial market has enjoyed some 
successes in the Eastlake Station planning area, it 
has had various challenges. A major hurdle to the 
location is access. Many of the existing roads 
serving the site cannot support large volumes of 
traffic. Access to I-25 is limited to Washington 
Street and 120th Avenue. Industry in the area has 
also suffered from newer, competing business parks 
in Northglenn, Westminster, Broomfield, and 
Commerce City. 

Office space within the 1/2-mile radius is limited, 
making up only 0.5 percent of the existing land use. 
In the 1/2-mile radius, small class B and class C 
offices are scattered in Eastlake. The most prominent 
office property outside of Eastlake is the Auto-Trol 
Technology building on Washington Street near 
126th Avenue. 

Office market demand in the Eastlake Station 
planning area is relatively weak as office users are 
more likely to seek facilities with better visibility 
and access along I-25. Indeed, some of the land 
owners have unsuccessfully tried to sell land to 
interested parties for office uses. Washington Square 
Business Park, located east of I-25 between 120th 
Avenue and 128th Avenue, attracts the majority of 
the businesses searching for office space in the area, 
but even it has experienced limited development 
success.  

Future Plans 
No immediate industrial and office market 
development has been proposed in the 1/2-mile 
radius or the Eastlake Station planning area. Land 
values are too low to motivate property owners to 
sell their land to developers. On the other hand, 
developers are not inclined to speculate on the area 
due to access and visibility challenges.  

Currently, the City of Thornton reports there are 
several active, approved, and proposed projects in 
the Washington Square Business Park including 
office condos, the Commerce Center at Washington 
Square, and the Northview Business Park. The 
Northview Business Park will feature four Class A 
office buildings upon buildout. However, 
development has stalled after just one building that 
has remained vacant since it opened in 2006. 

Industrial Buildings within a Five-Mile Radius of 
Eastlake Station 

Source: CoStar Group, Inc. 
Note: Industrial buildings are marked with a yellow circle. 
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Retail Characteristics 
Existing retail land uses in the 1/2-mile radius make 
up only 1.2 percent of the total land uses. Half of the 
retail space includes small establishments located in 
Eastlake. The other half is located at the Northglenn 
Pavilions shopping center on 120th Avenue and 
Claude Court. Most retail gravitates toward locations 
with better access and visibility. Thorncreek 
Crossing, just outside of the 1/2-mile radius, has 
become the dominant retail shopping center in the 
Eastlake Station planning area. Thorncreek Crossing 
is located on the northeast corner of 120th Avenue 
and Washington Street and includes almost 40 retail 
businesses anchored by Target. Thorncreek Crossing 
was built in 2001. 

There are two other significant shopping centers just 
outside of the Eastlake Station planning area. 
Waterford Plaza has nearly 30 retail establishments 
located south of the Eastlake Village subdivision 
between Claude Court and Clayton Street on 120th 
Avenue. The York Street Station shopping center is 
on the southeast corner of 120th Avenue and York 
Street and has about 10 businesses. 

Retail Vacancy and Rental Rates 
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The retail vacancy rate within a five-mile radius of 
Eastlake Station has trended slightly downward over 
the last few years. The vacancy rate peaked at 12.6 
percent in the fourth quarter of 2006, but fell to 9.3 

percent in the first quarter of 2008. Retail rents 
within the five-mile radius dipped in 2006, but have 
increased steadily over the past year to return to 
2005 levels. In the first quarter of 2008, the average 
lease rate was $14.90, similar to the third quarter 
2005 rate of $14.86 per square-foot. 

Retail Establishments within a Five-Mile Radius 
of Eastlake Station 

Source: CoStar Group, Inc. 
Note: Existing retail establishments are marked with a yellow circle. 

Future Plans 
Retail development has slowed along 120th Avenue 
in Thornton and in the Eastlake Station planning 
area. According to the City of Thornton Current 
Planning Division, no immediate plans exist for 
more retail within the Eastlake Station planning area 
or along 120th Avenue. Most of the retail 
construction and proposed retail development is 
several miles south of the site on Washington Street 
near Thornton’s city center at Thornton Parkway. 
Proposed retail developments are also scattered 
north and south of the site along Colorado 
Boulevard. These sites, along with retail following 
Thornton’s northeast residential expansion will 
compete with future retail development on 120th 
Avenue and within the Eastlake Station planning 
area. 



ECONOMIC TRENDS ANALYSIS 
 

 Page 11 
Glatting Jackson Kercher Anglin 
Eastlake Station TOD Market Study 

There are several other competing retail centers 
within a five-mile radius of the Eastlake Station. 
Main competitors include the Orchard Town Center 
in Westminster located on 144th Avenue and several 
proposed developments in Broomfield. However, the 
majority of current retail development either 
proposed or under construction is in the City of 
Thornton, south of the Eastlake Station site. 

New Retail Construction within a Five-Mile 
Radius of Eastlake Station 

Source: CoStar Group, Inc. 
Note: Eastlake Station is marked with a star, new retail sites are marked 

with a yellow circle. 

 

Neighborhood Amenities 
The Eastlake Station planning area has a well-
established network of bike trails, parks, and open 
space. These assets help to define the rural feel and 
community atmosphere of the area. In addition, 
desirable business and residential areas are generally 
in close proximity to a number of other 
neighborhood amenities. The City of Thornton and 
the Eastlake Station area are adequately served by 
several community use facilities and services.  

City Services: Most of the city buildings are located 
on Thornton Parkway between I-25 and Washington 
Street, two to three miles south of the Eastlake 
Station site. This is Thornton’s city center, with 

Thornton High School, Community Park, the 
Community Center, the Thornton Library, senior 
center, and other facilities all in close proximity. The 
City of Thornton buildings also house the fire and 
police department headquarters.  

Libraries: Thornton is a part of the Rangeview 
Library District that includes portions of Adams 
County. The Thornton Branch Library is a few miles 
south of Eastlake Station on Washington Street 
between 88th Avenue and Thornton Parkway. Two 
additional libraries will be built to serve Thornton in 
the next few years, including one on the west side of 
I-25 near Thornton Parkway and the Wright Farms 
Library that will be built two miles east of Eastlake 
Station on 120th Avenue.  

Recreation Center: Thornton has a recreation center 
located on Colorado Blvd., about two miles from the 
Eastlake Station site. The recreation center offers 
programs and outdoor fields. Additional recreational 
opportunities are available at the Thornton 
Community Center, located about four miles south 
of the Eastlake Station site on Thornton Parkway 
between Washington Street and Welby Road. The 
Community Center offers a weight room, two gyms, 
a community park, a skate park, senior-oriented 
facilities, and a teen center. 

Senior Center: The Thornton Senior Center is 
located near the Thornton city center at Washington 
Street and Thornton Parkway, a few miles south of 
the Eastlake Station site. The senior center offers 
classes, recreation, transportation services, and 
meals to seniors. 

High Schools: Three high schools serve Thornton 
residents. Horizon High School is located about two 
miles north of the Eastlake Station on 136th Avenue. 
Mountain View High School is located across I-25, 
west of the Eastlake Station site in Westminster. 
Thornton High School is located on Washington 
Street near Thornton Parkway. These three high 
schools are also served by the Bollman Technical 
Education Center located close to Thornton’s city 
center, near Thornton High School. Bollman offers 
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high school credit through their technical and career-
oriented programs and classes.  

Medical Offices: One of the industries targeted by 
the City of Thornton for expansion and recruitment 
is health care services. As shown in the following 
map, medical services are clustered in two square 
miles bounded by 104th Avenue to the north, 84th 
Avenue to the south, Huron Street to the east, and 
Washington Street to the west. There are minimal 
medical facilities located in the Eastlake Station 
planning area. 

Medical Offices within a Five-Mile Radius of 
Eastlake Station 

Source: CoStar Group, Inc. 
Note: Eastlake Station is marked with a star; medical offices are marked 

with a yellow circle. 
 

Economic Trends Summary 
Nearly 260 acres of property is either vacant or 
underutilized in the Eastlake Station planning area. 
The Eastlake Station planning area encompasses 
about one-square-mile of land, stretching from 120th 
Avenue on the south to 128th Avenue on the north, 
Washington Street on the west and Claude Court and 
the historic Eastlake community on the east. These 
boundaries encompass an area that includes a mix of 
existing uses, ranging from primarily retail on the 
south to office and industrial on the north and west 

to residential on the east. The region also includes 
large amounts of mainly contiguous vacant land, 
giving it a somewhat rural and undeveloped feel. A 
major attribute of the Eastlake Station planning area 
is its parks and trails system, providing strong 
neighborhood amenities. 

The current residents surrounding the Eastlake 
Station area identify with historic Eastlake. That is, 
they appreciate the quiet, rural atmosphere. The 
historic grain silo west of 1st Street between Lake 
and Birch Avenues is a proud reminder of the area’s 
agricultural heritage. The existing residents have 
relatively higher incomes, are more educated, and 
are slightly younger than residents of the City of 
Thornton and the Metro Denver region. Home prices 
in the area surrounding Eastlake Station are slightly 
higher than the City of Thornton, but are more 
affordable than the Metro Denver area as a whole.  

The Eastlake Station planning area contains several 
large owner-occupied industrial and office facilities, 
including Hunter Douglas, Adams 12 Five Star 
Schools, Auto-Trol, the City of Thornton, and the 
City of Northglenn. There is little multi-tenant space 
in the area as industrial and office users are more 
attracted to higher visibility options along I-25 and 
other major roadways. 

Existing retail development in the Eastlake Station 
planning area is more pronounced along 120th 
Avenue, a major thoroughfare in the City of 
Thornton. While there are some small retail spaces 
in Eastlake, poor transportation access and lack of 
visibility pose challenges to retail development 
currently.  

As the context of the study area is modified with the 
addition of transit, new development opportunities 
emerge, as described in the next section. 
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Nearly 260 acres of property is either vacant or 
underutilized in the Eastlake Station planning area. 
Much of this vacant land is contiguous and most 
property owners are interested in new development 
opportunities.  

Based on the economic analysis, there are both 
strengths and challenges related to development 
potential around the Eastlake Station, as summarized 
below.  

Development Strengths 
• Neighborhood residents identify with historic 

Eastlake. 

• Capitalize on rural feel within urban setting. 

• Large amount of vacant land, easy to assemble 
due to interested current owners. 

• Excellent parks, open space, and trail systems. 

• Relatively higher incomes. 

• 24% of residents within 2-mile radius of station 
commute to Denver for work. 

• Political leadership aggressive about job growth. 

Development Challenges 
• Poor transportation access to the site (although 

the July 2008 reopening of the 128th Avenue 
bridge over I-25 helps). 

• Future anticipated street congestion with heavier 
truck traffic into the Hunter Douglas campus, 
increased vehicle traffic associated with transit 
riders, City of Thornton and City of Northglenn 
road maintenance vehicles, and Adams 12 school 
district buses. 

• Lack of community/business leadership in 
Eastlake. 

• Requires cooperation among several 
governmental entities, including Thornton, 
Northglenn, Adams 12 Five Star Schools, and 
RTD. 

• Current weak housing conditions, but conditions 
in 2015 and beyond may be different. 

• Area not on developers’ radar screens. 

• Office and light industrial more attracted to 
Washington Square Business Park due to better 
visibility. 

• Lack of visibility and transportation access for 
retail. 

Keeping the strengths and weaknesses of the site in 
mind, several development opportunities emerge for 
this area. These opportunities are summarized below 
and described in greater detail in the following 
sections. 

Development Opportunities 
• Redevelop and revitalize Eastlake, utilizing 

historic features such as the grain silo as focal 
points for the planning area. 

• Consider an educational facility or other 
community use as a transition between the 
Lambertson’s property and the Adams 12 
administration buildings. 

• Mid-density residential with resident-serving 
retail and office are likely to be the most 
successful new uses. 

• Mid-density residential provides the opportunity 
to diversify housing opportunities in area in 
terms of both price and configuration. 

• Local businesses would like greater restaurant 
opportunities 

Throughout the following sections, it is assumed that 
the street grid and infrastructure improvements 
throughout the Eastlake Station planning area have 
been completed. Without significant improvements 
in transportation access, potential development 
opportunities are much more limited.  

Development potential is discussed according to 
both short-term (current-2015) and long-term (2016-
2030) perspectives. Given the extended nature of 
even the short-term timeframe, the development 
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opportunities are discussed more qualitatively as 
opposed to quantitatively. Future market conditions 
and market forces are likely to be quite different 
than current, and cannot be forecasted with any 
degree of accuracy. Therefore, the following 
development opportunities are presented as 
guidelines and ideas and should be carefully re-
evaluated in light of prevailing market conditions at 
the time that development begins.  

Residential Opportunities 
The Center for Transit Oriented Development in a 
February 2007 study projected demand for housing 
in transit-oriented developments in Metro Denver 
would grow from 45,000 households at the time of 
the study to 155,000 households by 2030. 

Factors that will contribute to the increased demand 
for TOD housing include demographic shifts in the 
population and changes in consumer preference both 
nationally and regionally. According to The Center 
for Transit Oriented Development, these changes 
include smaller household sizes, aging baby-
boomers, higher transportation costs, consumer 
preference for urban amenities, and consumer tastes 
trending towards small-lot homes. The Eastlake 
Station TOD has the opportunity to meet increased 
demand and changing consumer tastes with mid-
density housing products. 

Higher density housing than currently exists in the 
Eastlake Station area creates several benefits for the 
area. Higher density housing will keep house prices 
and rents affordable, will minimize expenditures on 
new city services, and will yield better utilization of 
the transit line. The limited supply of existing mid-
density products in the Eastlake area presents a 
valuable opportunity to capture an underserved 
segment of the residential market and diversify 
housing choices in the area. 

Household Characteristics 
The Center for Transit Oriented Development 
identifies three major types of households that 
demand transit-oriented development. These are 
single households such as students and young 

professionals, couples without children, and seniors. 
The Center for Transit Oriented Development 
estimates that 40 percent of the demand will be 
driven by households earning below 80 percent of 
the Metro Denver regional median income, or 
$51,600 for a family of three in 2006. The remaining 
60 percent of demand will come from households 
with median incomes above $51,600. 

The addition of higher density housing in the 
Eastlake Station planning area will change the 
current demographic characteristics of households 
within 1/2-mile of the proposed Eastlake Station 
over the next two decades. The addition of many 
smaller households in the Eastlake Station planning 
area will likely lower the average household size 
reported by the 2000 Census of 2.24 persons per 
household. New residents in the Eastlake Station 
planning area including singles, couples without 
children, and seniors may contribute to a rise in the 
median age for the 1/2-mile radius from the median 
age of 32.1 years reported in the 2000 Census, 
depending upon the final mix of new residents. As 
the TOD attracts higher income singles and couples 
along with young professionals, educational 
attainment levels in the TOD site are likely to 
continue to exceed levels throughout Thornton. 

Short Term Demand 
The short term demand for housing in the Eastlake 
Station planning area is defined as demand and 
development occurring between 2008 and 2015 
when the North Metro Corridor rail line is scheduled 
for completion. The context of the Eastlake Station 
planning area will be altered by the addition of 
transit and through solving road access problems to 
the site. Better access to the site will attract new 
investment to the area, potentially raising the 
property values. The site will likely attract new 
residential and commercial investment. 

The Colorado State Demography Office forecasts 
the Metro Denver region will grow an average of 1.7 
percent annually to 2015. Weld County in particular 
is expected to be a high growth region in Metro 
Denver. The Colorado State Demography Office 
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estimates that the Weld County population growth 
rate will be 3.2 percent per year through 2015. This 
growth applies not only to Greeley, but will likely 
occur in Brighton, Windsor, Johnstown, and other 
areas of Weld County. Thornton, as it develops 
northward towards Weld County, will share in this 
growth. Thornton’s growth has slowed in the last 
few years, but will likely remain above Metro 
Denver growth rates in the future. 

According to data by Applied Geographic Solutions, 
the number of households in the 1/2-mile radius will 
exceed 2,000 by 2012. By extending the average 
forecasted growth rate to 2015, it is estimated that 
the number of households will be 2,190. This is an 
increase of 410 households in the TOD region by 
2015. Given expected market conditions in the 
Eastlake Station planning area, multi-family 
apartments or condominiums may best 
accommodate these 410 households. The Thornton 
Planning Department has already approved over 20 
acres of land for multi-family apartments in the 
Eastlake Station planning area. Residential 
development on this land has the potential to 
accommodate the projected demand for 410 
additional housing units in the planning area by 
2015. 

Residential housing density consistent with current 
product at the site is between 20-25 dwelling units 
per acre. The 21.4-acre parcel approved for multi-
family apartments in the Eastlake Station planning 
area could support at least 428 units. With an 
average vacancy rate of five percent, nearly 410 of 
these units will be occupied. 

Rental rates for new product in the Eastlake Station 
planning area is likely to mirror the current rent 
structure. Rents at The Registry apartments range 
from $695 for a one bedroom apartment to $980 for 
a two bedroom apartment. Rents at the Gleneagles 
apartments range from $819 for a one bedroom 
apartment to $1,570 for a three bedroom apartment. 

Long Term Demand 
The long term demand for housing in the TOD site 
is defined as demand and development occurring 

between 2016 and 2030. The Center for Transit 
Oriented Development forecasts demand for an 
additional 1,600 homes per transit station in Metro 
Denver by 2030. As this region is predominately 
residential, the potential for this area may be higher 
than 1,600 units, conservatively estimated to be 
closer to 2,000 units.  

Most of the future residential development will be 
within the 1/2-mile radius of the Eastlake Station, 
creating higher densities than existing subdivisions. 
Interviews with area brokers and planners revealed 
several potential residential development areas 
within the Eastlake Station planning area. 
Conservatively, 85 to 100 acres of underutilized land 
could be devoted to residential development in the 
Eastlake Station planning area. With 1,600 – 2,000 
additional households in the Eastlake Station 
planning area, density will average between 19 to 24 
dwelling units per acre on these parcels by 2030. 
Demand for mid-density housing is consistent with 
transit-oriented development trends in the Metro 
Denver region. 

Household Growth in Eastlake Planning 
Area 

Year Households 
Additional 

Households
2006 1,780 --
2015 2,190 – 2,290 410 - 512
2020 2,540 – 2,730 350 - 438
2025 2,940 – 3,230 400 - 500
2030 3,380 – 3,780 440 - 550
Total 3,380 – 3,780 1,600 – 2,000

 

The Center for Transit Oriented Development 
estimates 40 percent of the demand for TOD housing 
will be from households earning 80 percent of the 
median income or $51,600. Further, the Center 
estimates “considerable demand will come from 
singles and couples without children making 
$60,000 to $125,000 annually.” Given the existing 
distribution of income in the Eastlake Station 
planning area, another 40 percent of the new 
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households will likely be found in the $51,601 - 
$100,000 income range, while the remaining 20 
percent will be in higher income categories up to 
$125,000. The preferred housing mix based on these 
income values, assuming that about 28 percent of a 
household’s income is spent on housing, is detailed 
in the following table. 

In summary, the large amount of vacant and 
underutilized property in the Eastlake Station 
planning area, combined with strong residential 
demand for TOD in the Metro Denver region by 
2030 leads to many development opportunities. The 
TOD can accommodate shifting consumer trends 
and an underserved market by providing mid-density 
housing. Residential development surrounding the 
Eastlake Station has the opportunity to support 
growth in TOD demand, provide a diversity of 
housing options, minimize expenditures on new city 
services, and yield better utilization of the transit 
line.  

Office and Industrial Opportunities 
The Eastlake Station planning area has over 100 
acres of underutilized, potential office and industrial 
land. Potential office and industrial land uses in the 
Eastlake Station planning area mainly lie along 
Washington Street, across from the Washington 
Square Business Park. Any developments in the 
Eastlake Station planning area could either compete 
directly with Washington Square Business Park, or 
would need to complement Washington Square’s 
growth. 

This relationship to Washington Square will limit 
potential office and industrial development in the 
area. Washington Square, as well as properties 

adjacent to Washington Square along Washington 
Street, is outside of a comfortable walking distance 
from the proposed transit station. When transit is 
added in 2015, most of the people employed in 
Washington Square or adjacent to it will probably 
drive to work. In addition, recent commuting data 
for 1/2-mile residents indicate about 93.7 percent of 

them commute outside of Thornton for work. 
Of the remaining 6.3 percent working in 
Thornton, new office development in the 
Eastlake Station planning area will capture 
only a small percentage. 

Demand for office space in the Eastlake 
Station planning area will not be driven as 
much by transit as by growth in employment 
of office-using businesses in and around 

Washington Square. Potential office users range 
from professional, scientific, and technical firms to 
governmental entities who lease private office space. 
Each industry uses office space in varying degrees. 
A report on office demand completed for the 
National Association of Realtors estimates that 
43.11 percent of Metro Denver employees are office 
users (includes users of office/flex space). Assuming 
this percentage remains fairly consistent, and 
considering population growth projections and labor 
force data, potential office employees in Metro 
Denver could grow from 636,000 in 2008 to 870,000 
in 2030. 

The National Association of Realtors report reveals 
that typical office users require 280 square-feet of 
space per employee. In order to accommodate 
projected employment growth by 2030, Metro 
Denver will need an additional 65 million square 
feet of office space, or an average of about 3 million 
square feet per year.  

The office market surrounding the Eastlake Station 
planning area will capture a percentage of this 
demand. 

 

Housing Affordability for Additional Households in 
Eastlake Planning Area 

Households Income 
Maximum 

Rent 
Maximum 

Price
640 - 800 < $51,600 $1,200/Mo. $174,700
640 - 800 $51,601 - $100,000 $2,300/Mo. $338,600
320 - 400 $100,001 - $125,000  $2,900/Mo. $423,300
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While the Eastlake Station planning area has a 
strong industrial component with Hunter Douglas, 
municipal maintenance facilities, and the school 
district administration building, better visibility and 
access at the Washington Square Business Park will 
tend to attract future light industrial users. 

Short Term Demand 
Existing office properties in the Eastlake Station 
planning area and the Washington Square Business 
Park comprise roughly 0.5 percent of the Metro 
Denver occupied office market. Over the past ten 
years, this percentage has ranged from a high of 0.6 
percent to a low of 0.4 percent. Variance in Eastlake 
Station’s market share of Metro Denver’s occupied 
office market has been driven mainly by vacancies 
in existing buildings rather than the development of 
new product.  

The office market surrounding the Eastlake Station 
planning area will likely maintain a share of the 
Metro Denver market consistent with its share over 
the last ten years. Therefore, demand for additional 
office space in 2015 in the Eastlake Station planning 
area and the Washington Square Business Park 
market will range from 93,000 square-feet to 
125,000 square-feet.  

All or most of this demand will likely be met by 
either new or vacant buildings in the Washington 
Square Business Park. For instance, the Northview 
Business Park building with 19,200 square-feet of 
rentable area, as of July 2008 is still vacant after two 
years on the market. Plats exist for three more 
similar buildings in the Northview Business Park 
area of Washington Square. Increased office demand 

will likely be met by these existing projects and 
other vacant space in Washington Square before 
spilling into the Eastlake Station planning area. New 
office development in the Eastlake Station planning 
area by 2015 is unlikely considering these factors.  

The addition of transit to the Eastlake Station 
planning area will do little to change the context of 
the office market by 2015. The addition of transit 
may help fill existing vacancies among Eastlake’s 
few office buildings. Further, it may stimulate the 
redevelopment of small, resident-serving office 
space which currently exists in Eastlake.  

Growth in industrial development in the area 
primarily hinges on Hunter Douglas’ expansion 
plans. Hunter Douglas owns most of the land in the 
northwest corner of the Eastlake Station planning 
area. Hunter Douglas plans to expand to one million 
square feet of light industrial and distribution space 
in eight buildings over the next 20 years. These 
expansion plans are contingent upon consumer 
demand for the company’s window coverings.  

Long Term Demand 
Based on projected office employment growth in 
Metro Denver from 2015-2030, demand for office 
space in the Eastlake Station planning area and 
Washington Square Business Park will increase by 
194,000 to 264,000 square feet. This additional 
demand may now flow across from the Washington 
Square Business Park into the Washington Center 
property. As there is over 40 acres of vacant land in 
Washington Center, increased office demand may 
easily be accommodated in this area.  

As residential development occurs in the vicinity of 
Eastlake Station, increased demand for resident-
serving office will continue. Some of the additional 
office space may then be more conveniently located 
in Eastlake and the 1/2-mile radius. Still, the bulk of 
the office development is more likely to occur along 
Washington Street. Between 700 and 900 workers 
may be located in this office space, enhancing rail 
ridership and retail demand in the area. 

Projected Growth in Metro Denver Office 
Employment 

Year 
Office 

Employment 
Office 

Demand in SF 
Add'l Office 

SF Needed
2008 636,000 178,176,000  
2015 712,000 199,250,000 21,074,000
2030 870,000 243,505,000 44,255,000
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The Hunter Douglas buildout period extends into the 
long-term. At buildout, Hunter Douglas expects to 
have 1,000 employees on site. These employees may 
further enhance rail ridership and retail demand. 

Retail Opportunities 
The introduction of more households and employees 
in the Eastlake Station planning area, along with 
several retail voids in Thornton, creates opportunity 
for retail development in the area. 

Households currently in the 1/2-mile radius have 
higher median incomes than Thornton and Metro 
Denver. Assuming household income in the TOD 
site has grown at the same rate as household income 
throughout Thornton, the 2006 median household 
income would be $61,910. After accounting for 
personal taxes and savings, their average annual 
expenditures equal $49,660. Nearly 40 percent of 
these expenditures are spent on taxable, retail goods 
and services. Increased spending on retail goods and 
services from new households with a similar median 

household income can be met by retail development 
in the Eastlake Station planning area.  

Thornton’s retail businesses captured an estimated 
62.5 percent of the total retail purchases made by 
Thornton’s residents in 2006 based on data from the 
Colorado Department of Revenue. Thornton retail 
sales per capita meet or exceed Metro Denver sales 
per capita in a number of retail categories. This 
suggests that the supply of retailers in these 
categories adequately meets the demand for these 
items in Thornton. In other words, residents 
shopping for goods in these categories may not have 
to travel to other communities in order to make 
purchases. 

Conversely, assuming Thornton residents have 
similar tastes and spending patterns as all Metro 
Denver residents, categories where residents 
purchased less than the Metro Denver average 
signifies the possibility of retail leakage. Leakage 
occurs when residents of an area travel to other 

Retail Sales Per Capita 
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communities to make purchases. These retail voids 
in 2006 were most prominent in several categories, 
potentially providing opportunities for new retail 
businesses.  

Largest Retail Voids in Thornton 
Retail Category Percent of Metro 

Denver Per Capita 
Motor Vehicles and Parts 66% 
Building Materials and 
Nursery 

63% 

Health and Personal Care 62% 
Clothing and Accessories 15% 
Miscellaneous Stores 40% 

 

The miscellaneous stores category covers fixed 
point-of-sale retailers selling goods not included in 
the other categories such as florists and pet stores. 
Non-store retail sales are sales through infomercials, 
door-to-door sales, electronic shopping, or other 
non-store means. Further discussion of each of the 
retail trade categories 
is included in the 
Appendix.  

The opportunities for 
retail development in 
the Eastlake Station 
planning area will 
differ in the short run 
and long run. Retail 
spending, public 
investment, consumer 
tastes, and regional 
markets will determine 
the opportunities in 
both of these time 
periods. 

Short Term Demand 
An estimated 410 - 512 new households will be in 
the Eastlake Station planning area by 2015. 
Residential development and better road access will 
create interest in retail investment, but it will still be 
mainly focused along 120th Avenue. Interviews with 
developers signaled that demand already exists for 
retail development on parcels in the Eastlake Station 
planning area along 120th Avenue.  

Many factors will influence household spending on 
retail goods and services in the Eastlake Station 
planning area. The following table highlights 
potential annual expenditures from the new 
households in the Eastlake Station planning area in 
several taxable, retail categories in 2015. Actual 
expenditures will vary depending on consumer 
tastes, vendor decisions, and regional competition. 

In addition to new spending from new residents in 
the TOD area in 2015, transit users from outside the 
area and new employees may also spend money at 

Potential Annual Retail Spending and Sustainable SF in 2015 

Category 
Annual Expenditures 

(2006 Dollars) 
Sustainable 
Retail (SF)

Food away from home $1,082,876 2,357
Food at home $1,357,733 3,713
Alcoholic beverages $193,632 382
Housekeeping supplies $242,136 825
Household furnishings & equipment $852,288 3,995
Apparel & services $760,284 2,452
Vehicle purchases $1,760,010 11,013
Vehicle maintenance & repair $165,530 1,036
Vehicle rental, leases, licenses, other charges $211,725 1,325
Healthcare/pharmacy $217,114 738
Audio, visual, equipment & services $369,171 1,033
Pets, toys, playground equipment $189,012 830
Other entertainment supplies, equipment & services $285,251 3,814
Fees & admissions $292,565 3,912
Personal care products & services $239,826 558
Reading $59,668 235
Miscellaneous $391,113 1,659
Total $8,669,935 39,877

Source: Bureau of Labor Statistics, Consumer Expenditure Survey; Urban Land Institute, Dollars and Cents of 
Shopping Centers. 
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Eastlake Station retail businesses. While this 
spending and the amount of users cannot be 
forecasted with any degree of certainty, sales will 
likely occur in specific retail categories provided 
vendors are available. Commuters may spend money 
on food, both away from home and at home, 
alcoholic beverages, apparel & services, personal 
care products and services, reading, and 
miscellaneous items. Up to 40,000 square feet of 
additional retail space may be supported in the 
Eastlake Station planning area by 2015, with most of 
this space located along 120th Avenue. The potential 
also exists for small neighborhood-serving retail 
stores in Eastlake. 

Long Term Demand 
Long term retail development in the Eastlake Station 
planning area will be directly influenced by the 
estimated 1,600 – 2,000 new households, increased 
employment base, and transit riders in 2030. 
Improved access at the site introduces the possibility 
of developing retail space close to the station, 

creating a mixed use 
environment. While 
larger-scale retail will 
still be drawn to 120th 
Avenue because of its 
visibility, small 
neighborhood retail 
establishments and food 
services in Eastlake and 
around the transit 
station may also exist. 
Potential annual retail 
expenditures in 2030 
from the projected 
1,600 – 2,000 
additional households 
in the Eastlake Station 
planning area total 
$33.8 million. This 
spending may be 
accommodated in about 
156,000 square feet of 
retail space, or the 

addition of about 115,700 square feet since 2015. 

Neighborhood Amenities Opportunities 
Development in the Eastlake Station planning area 
should also add to the existing network of bike trails, 
parks, and open space. Two key opportunities for 
enhanced parks and open space in the Eastlake 
Station planning area exist, including the area called 
Eastlake 1 and the area surrounding the existing 
grain silo.  

The surrounding area is already well-served by 
libraries, recreation facilities, and senior centers, so 
limited new development opportunities for these 
categories of community uses exist.  

Education: Given the significant amount of land 
owned by Adams 12 Five Star Schools in the area, a 
technical or vocational school in the area may offer 
opportunities for complementary development. The 
Adams County Education Consortium encourages 
the strong collaboration between the school district 
and the business community, a linkage that may be 

Potential Annual Retail Spending and Sustainable SF in 2030 

Category 
Annual Expenditures 

(2006 Dollars) 
Sustainable 
Retail (SF) 

Food away from home $4,225,857 9,199 
Food at home $5,298,470 14,491 
Alcoholic beverages $755,637 1,491 
Housekeeping supplies $944,921 3,218 
Household furnishings & equipment $3,326,003 15,589 
Apparel & services $2,966,963 9,567 
Vehicle purchases $6,868,331 42,978 
Vehicle maintenance & repair $645,972 4,042 
Vehicle rental, leases, licenses, other charges $826,243 5,170 
Healthcare/pharmacy $847,274 2,879 
Audio, visual, equipment & services $1,440,667 4,030 
Pets, toys, playground equipment $737,610 3,239 
Other entertainment supplies, equipment & services $1,113,174 14,884 
Fees & admissions $1,141,717 15,266 
Personal care products & services $935,908 2,178 
Reading $232,850 919 
Miscellaneous $1,526,296 6,476 
Total $33,833,893 155,616 

Source: Bureau of Labor Statistic, Consumer Expenditure Survey; Urban Land Institute, Dollars and Cents of 
Shopping Centers. 
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enhanced in the Eastlake Station planning area. For 
example, Bollman Technical Education Center may 
consider expanding to a new site. The Eastlake 
Station planning area might be a good location for 
Bollman or some other technical or vocational 
school, providing students with rail access.  

Medical Offices: There are minimal medical 
facilities located in the Eastlake Station planning 
area. In addition to the retail-oriented healthcare 
spending identified in the retail section, household 
income is also spent on medical services such as 
doctors, dentists, and eye professionals. By 2030, an 
estimated 3,500 square feet of medical professional 
space may be supported in the area. 

Development Opportunities Summary 
Rail enters the Eastlake Station planning area by 
about 2015 with the completion of the North Metro 
Corridor, one of the rail corridors included in the 
FasTracks plan by the Regional Transportation 
District. With rail comes new opportunities for 
development, particularly mixed-use, transit-
oriented development. The nearly 260 acres of 
vacant and underutilized land in the Eastlake Station 
planning area presents a major development 
opportunity. 

Keeping the strengths and weaknesses of the site in 
mind, several development opportunities emerge for 
this area: 

• Redevelop and revitalize Eastlake, utilizing 
historic features such as the grain silo as focal 
points for the planning area. 

• Consider an educational facility or other 
community use as a transition between the 
Lambertson’s property and the Adams 12 
administration buildings. 

• Mid-density residential with resident-serving 
retail and office are likely to be the most 
successful new uses. 

• Mid-density residential provides the opportunity 
to diversify housing opportunities in area in 
terms of both price and configuration. 

• Local businesses would like greater restaurant 
opportunities 

Specifically, this one square mile of land may 
accommodate the following uses in addition to the 
existing development by 2030: 

• 1,600 – 2,000 mid-density residential units 

• 194,000 – 264,000 square feet of office space 

• Up to about 3,500 square feet of new medical 
office space 

• Up to 1 million square feet of industrial space 
(assuming that Hunter Douglas follows through 
with its future development plans) 

• 155,600 square feet of retail space 

• Additional park and open space areas, especially 
at Eastlake 1 and the existing grain silo in 
Eastlake 

• Potential educational facility, such as a 
vocational or technical school 

Preferred uses are oriented to residential units and 
small, neighborhood-serving retail and office spaces 
in close proximity to Eastlake Station. Denser retail 
uses are likely to be located along 120th Avenue 
while the office and industrial opportunities are 
more likely to follow Washington Street. 

This market study forecasts potential development 
patterns over a long time period extending to 2030. 
Given the length of this time frame, it is important to 
keep zoning within the region flexible and review 
market conditions on a regular basis throughout the 
planning horizon.  
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This section contains descriptions of each of the 
retail trade categories included in the report. The 
Colorado Department of Revenue uses the North 
American Industry Classification System (NAICS) 
to identify retail trade categories. NAICS definitions 
are provided on the Census Bureau’s website for 
each retail trade category. 

• Motor Vehicle and Parts Dealers:  Industries in 
the Motor Vehicle and Parts Dealers subsector 
retail motor vehicles and parts from fixed point-
of-sale locations. Establishments in this subsector 
typically operate from a showroom and/or an 
open lot where the vehicles are on display. The 
display of vehicles and the related parts require 
little by way of display equipment. The personnel 
generally include both the sales and sales support 
staff familiar with the requirements for 
registering and financing a vehicle as well as a 
staff of parts experts and mechanics trained to 
provide repair and maintenance services for the 
vehicles. Specific industries are included in this 
subsector to identify the type of vehicle being 
retailed. Sales of capital or durable non-consumer 
goods, such as medium and heavy-duty trucks, 
are always included in wholesale trade. These 
goods are virtually never sold through retail 
methods. 

• Furniture and Home Furnishings Stores:  
Industries in the Furniture and Home Furnishings 
Stores subsector retail new furniture and home 
furnishings from fixed point-of-sale locations. 
Establishments in this subsector usually operate 
from showrooms and have substantial areas for 
the presentation of their products. Many offer 
interior decorating services in addition to the sale 
of products. 

• Electronics and Appliance Stores:  Industries in 
the Electronic and Appliance Stores subsector 
retail new electronics and appliances from point-
of-sale locations. Establishments in this subsector 
often operate from locations that have special 
provisions for floor displays requiring special 
electrical capacity to accommodate the proper 

demonstration of the products. The staff includes 
sales personnel knowledgeable in the 
characteristics and warranties of the line of goods 
retailed and may also include trained repair 
persons to handle the maintenance and repair of 
the electronic equipment and appliances. The 
classifications within this subsector are made 
principally on the type of product and knowledge 
required to operate each type of store. 

• Building Material and Garden Equipment and 
Supplies Dealers:  Industries in the Building 
Material and Garden Equipment and Supplies 
Dealers subsector retail new building material 
and garden equipment and supplies from fixed 
point-of-sale locations. Establishments in this 
subsector have display equipment designed to 
handle lumber and related products and garden 
equipment and supplies that may be kept either 
indoors or outdoors under covered areas. The 
staff is usually knowledgeable in the use of the 
specific products being retailed in the 
construction, repair, and maintenance of the 
home and associated grounds. 

• Food and Beverage Stores: Industries in the Food 
and Beverage Stores subsector usually retail food 
and beverages from fixed point-of-sale locations. 
Establishments in this subsector have special 
equipment (e.g. freezers, refrigerated display 
cases, refrigerators) for displaying food and 
beverage goods. They have staff trained in the 
processing of food products to guarantee the 
proper storage and sanitary conditions required 
by regulatory authority. 

• Health and Personal Care Stores:  Industries in 
the Health and Personal Care Stores subsector 
retail health and personal care merchandise from 
fixed point-of-sale locations. Establishments in 
this subsector are characterized principally by the 
products they retail, and some health and 
personal care stores may have specialized staff 
trained in dealing with the products. Staff may 
include pharmacists, opticians, and other 
professionals engaged in retailing, advising 
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customers, and/or fitting the product sold to the 
customer’s needs. 

• Gasoline Stations:  Industries in the Gasoline 
Stations subsector retail automotive fuels (e.g., 
gasoline, diesel fuel, gasohol) and automotive 
oils with or without convenience store items. 
These establishments have specialized equipment 
for the storage and dispensing of automotive 
fuels. 

• Clothing and Clothing Accessories Stores:  
Industries in the Clothing and Clothing 
Accessories Stores subsector retail new clothing 
and clothing accessories merchandise from fixed 
point-of-sale locations. Establishments in this 
subsector have similar display equipment and 
staff that is knowledgeable regarding fashion 
trends and the proper match of styles, colors, and 
combinations of clothing and accessories to the 
characteristics and tastes of the customer. 

• Sporting Goods, Hobby, Book, and Music Stores:  
Industries in the Sporting Goods, Hobby, Book, 
and Music Stores subsector are engaged in 
retailing and providing expertise on use of 
sporting equipment or other specific leisure 
activities, such as needlework and musical 
instruments. Book stores are also included in this 
subsector. 

• General Merchandise Stores:  Industries in the 
General Merchandise Stores subsector retail new 
general merchandise from fixed point-of-sale 
locations. Establishments in this subsector are 
unique in that they have the equipment and staff 
capable of retailing a large variety of goods from 
a single location. This includes a variety of 
display equipment and staff trained to provide 
information on many lines of products. 

• Miscellaneous Store Retailers:  Industries in the 
Miscellaneous Store Retailers subsector retail 
merchandise from fixed point-of-sale locations 
(except new and used motor vehicles and parts; 
new furniture and home furnishings; new 
appliances and electronic products; new building 

materials and garden equipment and supplies; 
food and beverages; health and personal care 
goods; gasoline; new clothing and accessories; 
and new sporting goods, hobby goods, books, 
and music). Establishments in this subsector 
include stores with unique characteristics like 
florists, used merchandise stores, and pet and pet 
supply stores as well as other store retailers. 

• Non-store Retailers:  Industries in the Non-store 
Retailers subsector retail merchandise using 
methods such as the broadcasting of 
infomercials, the broadcasting and publishing of 
direct-response advertising, the publishing of 
paper and electronic catalogs, door-to-door sales, 
party plan sales, electronic shopping, and sales 
through portable stalls (e.g., street vendors, 
except food). Establishments engaged in the 
direct sale (i.e., non-store) of products, such as 
home heating oil dealers and newspaper delivery 
are included in this subsector.



REFERENCES 
 

 Page 24 
Glatting Jackson Kercher Anglin 
Eastlake Station TOD Market Study 

Adams 12 Five Star Schools. http://www.adams12.org 

Adams County Assessor’s Office, GIS Map Services. http://www.co.adams.co.us/gis/subdivision/ 

Allen, Tricia. Vice President New Business Development, Adams County Economic Development. 
Telephone interview, June 6, 2008. 

Apartment Association of Metro Denver, Metro Denver Apartment Vacancy and Rent Survey. 

Applied Geographic Solutions, Population and demographic data as reported by the Metro Denver 
Economic Development Corporation. http://www.metrodenvergis.org/ 

Bedard, Jeffery. New Providence Company. Personal interview, June 6, 2008. 

Carlson, Ryan L. Carlson Associates, Inc. Personal interview, May 6, 2008. 

Center for Transit Oriented Development, The Case for Mixed-Income Transit-Oriented Development in 
the Denver Region, February 2007. http://www.reconnectingamerica.org/public/reports 

City of Thornton. http://www.cityofthornton.net/ 

City of Thornton, Current Planning Division. http://www.cityofthornton.net//comd/currentplanning.asp 

City of Thornton, Long Range Planning Department, Eastlake Transit Station Subarea Plan, 2003. 
http://www.cityofthornton.net/comd/policyplanning/EastlakeStationPlan.asp 

Colorado Comps, LLC, Assessor home sales database. 

Colorado Department of Revenue, Tax Analysis Division, Retail sales reports for the City of Thornton 
and Metro Denver counties, 2006. 

Colorado State Demography Office. http://www.dola.state.co.us/dlg/demog/index.html 

CoStar Group, Inc. http://www.costar.com/ 

Joglekar, Dilip A. Vice President and General Manager, Hunter Douglas, Inc. Personal interview, May 
6, 2008. 

Kelly, Frank A. Senior Vice President, CB Richard Ellis, Inc. Personal interview, May 5, 2008. 

Lowrey, Jr., John J. “Packet.” Senior Managing Director, Frederick Ross Company. Personal interview, 
May 5, 2008. 



REFERENCES 
 

 Page 25 
Glatting Jackson Kercher Anglin 
Eastlake Station TOD Market Study 

National Association of Realtors, Who are Your Future Tenants? Office Employment in the United 
States 2004-2014, January 2007. http://www.realtor.org/research/research/reportscommercial 

Pomeroy, Matt. Associate Broker, Frederick Ross Company. Personal interview, May 5, 2008. 

Regional Transportation District. http://www.rtd-fastracks.com/ 

Simpson, Robert. Simpson Consulting Group. Personal interview, June 6, 2008. 

Smith, D. Robert. Business Development Director, City of Thornton. Personal interview, May 6, 2008. 

Twombly, Scott. Real Estate Manager, City of Thornton. Personal interview, May 6, 2008. 

U.S. Bureau of Labor Statistics, Consumer Expenditure Survey, February 2007. 
http://www.bls.gov/cex/csxreport.htm#annual 

U.S. Census Bureau, American Community Survey, 2006. http://www.census.gov/acs/www/ 

U.S. Census Bureau, Longitudinal Employer-Household Dynamics. 
http://lehd.did.census.gov/led/index.html 

U.S. Census Bureau, North American Industry Classification System. 
http://www.census.gov/epcd/www/naics.html 

U.S. Census Bureau, United States Census, 2000. http://www.census.gov/main/www/cen2000.html 

Urban Land Institute, Dollars & Cents of Shopping Centers: 2002, July 2002. 

 

 



 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

 
 
 
 
 
Economic and Demographic Research 
 
Industry Studies  
 
Fiscal and Economic Impact Analysis 
 
Real Estate Economics 
 
 
 
 
 
 
 
 
 
 
 
 
10184 West Belleview Avenue 
Suite 100 
Littleton, Colorado 80127 
www.DevelopmentResearch.net 
303.991.0070 


	X Appendix - Market Study.pdf
	Eastlake TOD FINAL 70.pdf
	Eastlake TOD FINAL 71.pdf
	Eastlake TOD FINAL 72.pdf
	Eastlake TOD FINAL 73.pdf
	Eastlake TOD FINAL 74.pdf
	Eastlake TOD FINAL 75.pdf
	Eastlake TOD FINAL 76.pdf
	Eastlake TOD FINAL 77.pdf
	Eastlake TOD FINAL 78.pdf
	Eastlake TOD FINAL 79.pdf
	Eastlake TOD FINAL 80.pdf
	Eastlake TOD FINAL 81.pdf
	Eastlake TOD FINAL 82.pdf
	Eastlake TOD FINAL 83.pdf
	Eastlake TOD FINAL 84.pdf
	Eastlake TOD FINAL 85.pdf
	Eastlake TOD FINAL 86.pdf
	Eastlake TOD FINAL 87.pdf
	Eastlake TOD FINAL 88.pdf
	Eastlake TOD FINAL 89.pdf
	Eastlake TOD FINAL 90.pdf
	Eastlake TOD FINAL 91.pdf
	Eastlake TOD FINAL 92.pdf
	Eastlake TOD FINAL 93.pdf
	Eastlake TOD FINAL 94.pdf
	Eastlake TOD FINAL 95.pdf
	Eastlake TOD FINAL 96.pdf
	Eastlake TOD FINAL 97.pdf
	Eastlake TOD FINAL 98.pdf
	Eastlake TOD FINAL 99.pdf




