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Chapter 2 Land Use and Housing

2.1 Overview

The Land Use and Housing chapter describes the
North Washington Subarea Land Use Map for the
North Washington Subarea, with subsections detail-
ing land use categories, organizing elements, and plan
attributes.

The following guiding principles for the North
Washington Subarea Plan were prepared by the Land
Use and Housing Subcommittee:

2.2 Land Use Categories

Land Use Categories

The Land Use Plan organizes land use in the Subarea
into ten land use categories: 

1. Retail/Commercial. The Retail/Commercial land 
use category includes both regional and commu-
nity retail uses.  It provides for a full range of 
shopping areas and other commercial uses, 
including shopping centers, lifestyle centers, big 
box retail, commercial offices and other retail 
outlets.  

2. Gateway/Mixed Use. The Gateway/Mixed Use 
land use category provides for a lower intensity of
retail, office and residential development in a sin-
gle owner, planned development.  Designed for a 
"gateway" location along I-25, it includes uses 
such as a small hotel, specialty retail, restaurants, 
offices and high density residential, theaters, 
commercial recreation and outdoor entertain-
ment.  Big box retail and drive-in/drive-thru
retail would not be appropriate in this land use 
category.

3. High Density Residential. The High Density 
Residential land use category provides for 
dwelling units with a maximum gross density of 
18 units per gross acre.  Typical residential types 
include apartments, condominiums, town homes, 
row houses and loft style units.

4. Mixed Density Residential. The Mixed Density 
Residential land use category provides for an 
average density of 10 units per gross acre.  Typical
residential types include town homes, row houses, 
condominiums, apartments, loft style units, 
attached single family homes and patio homes.  
Similar in overall density to the Medium Density 
category, it differs in offering the flexibility of a 
development of mixed residential types permitted
within an overall average density. 
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Land Use and Housing Guiding Principles

2-A Ensure Plan reinforces a positive, aesthetically 
pleasing gateway to Thornton through incorpo-
ration of architectural and design standards.

2-B Ensure plan creates an economic advantage to 
the community.

2-C Ensure plan is economically viable and reflects 
dynamic market timing and change.

2-D Ensure plan takes into account surrounding 
land uses, recognizing the larger regular context
and avoiding adverse impacts on neighboring 
community of interest.

2-E Ensure plan creates a benefit to all present and 
future citizens of Thornton.

2-F Ensure plan incorporates a diversity of uses, is 
flexible and supports self-sustaining develop-
ment.
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5. Medium Density Residential. The Medium 
Density Residential land use category provides for
an average density of 10 units per gross acre.  
Typical residential types include town homes, row
houses, condominiums, apartments, loft style 
units, and attached single family homes.  

6. Low Density Residential. The Low Density 
Residential land use category provides for typical 
single family development with a gross density of 
5 dwelling units per acre.

7. Corporate Campus. The Corporate Campus land 
use category anticipates a mix of office types, 
including garden-style office, multi-tenant mid-
rise offices, single-tenant corporate offices, med-
ical or educational facilities, and support retail 
uses such as hotels, restaurants and other office 
support retail uses that are integrated into the 
master planned development.

8. Industrial Park. The Industrial Park land use cate-
gory provides for light manufacturing, research 
and development, office/warehouse and similar 
uses that make up the "business infrastructure" 
for the corporate campus uses. Large distribution 
warehouses, truck terminals and unscreened 
exposed storage would not be appropriate.

9. Urban Village. The Urban Village land use catego-
ry provides for high intensity mixed-use develop-
ment in a compact, pedestrian oriented environ-
ment.  Buildings are typically two to five stories in
height with floor area ratios 1.0 or greater, exclu-
sive of parking.  This integrated mixed-use devel-
opment pattern typically has a community 
"celebration" space where cultural programs or 
activities take place.

10. Parks and Open Space. The Parks and Open 
Space land use category includes both public and 
private open space, natural and improved parks 
and other recreational areas.  These areas serve 
many functions including providing opportunities
for outdoor recreation, preserving scenic values, 
providing a buffer between uses, and preserving 
the capacity and water quality of the storm 
drainage system.

The characteristics of each land use category are
described on Exhibits 2.1 through 2.10. Each exhibit
provides a photo or conceptual site plan FOR ILLUS-
TRATIVE PURPOSES ONLY. These exhibits are to
be used as guidance for defining allowable land uses
within the North Washington Subarea, and assume
that the quality of development will be determined by
the application of City-approved design standards. 
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Exhibit 2.1 Retail/Commercial Characteristics

Source: HNTB Corporation
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Exhibit 2.2 Gateway / Mixed-UUse Characteristics

Source: HNTB Corporation
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Exhibit 2.3 High Density Residential Characteristics

Source: HNTB Corporation
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Exhibit 2.4 Mixed Density Residential Characteristics

Source: HNTB Corporation
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Exhibit 2.5 Medium Density Residential Characteristics

Source: HNTB Corporation
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Exhibit 2.6 Low Density Residential Characteristics

Source: HNTB Corporation
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Exhibit 2.7 Corporate Campus Characteristics

Source: HNTB Corporation
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Exhibit 2.8 Industrial Park Characteristics

Source: HNTB Corporation



City of Thornton North Washington Subarea Plan2.11

Exhibit 2.9 Urban Village Characteristics

Source: HNTB Corporation
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Exhibit 2.10 Parks and Open Space Characteristics

Source: HNTB Corporation



2.3 Land Use Map

Organizing Principles

The North Washington Subarea Land Use Map (See

Exhibit 2.16) is based on three organizing principles:  

A. Preserve and enhance the Big Dry Creek flood
plain. The Big Dry Creek is a natural environ-
mental feature running southwest to northeast 
through the Subarea.  Preservation of the Big Dry 
Creek and its tributaries will provide a spine to 
link appropriate land development activities in 
the Subarea.  The opportunity exists to integrate 
the Big Dry with new development that takes 
place through creative preservation of the tribu-
tary drainageways and extension of the open 
space and trails system.

B. Capitalize on regional access from I-25 and
E-470.  The strategic location of the Subarea at 
the convergence of I-25 and E-470 provides a 
unique opportunity to plan for and achieve devel-
opment that will provide a regional and commu-
nity gateway and generate significant financial 
resources for the City.  I-25, the major north-
south freeway in the metropolitan area carries 
heavy traffic ranging from 108,000 vehicles per 
day in the vicinity of 104th Avenue to around 
70,000 vehicles per day at its interchange with
E-470.  E-470, the northeast section of the belt-
way around the metropolitan area, is a toll facility.
Traffic volumes on the arterial system are consis-
tently increasing as development moves into the 
north I-25 corridor. 

C. The excellent regional access and location of the 
Subarea provides an opportunity to create a 
regional employment center that will include 
office, retail and industrial park uses linked to the
Big Dry Creek open space network.

Key Features

Consistent with the organizing principles described
above, key features of the North Washington Subarea
Land Use Map include:

2-1 The Big Dry Creek floodway/floodplain and its 
tributaries serving as an open space/park envi-
ronment though the Subarea.  A system of 
trails and greenways will link development 
throughout the Subarea.

2-2 High visibility regional retail/commercial devel-
opment located along I-25, will enhance the 
City’s sales tax base.  Complimenting the region-
al retail yet less intense in scale will be “gatway”/ 
mixed use center at I-25/136th Avenue.  

2-3 The Regional Employment Center, consisting of 
a Corporate Campus, an Industrial Park,  and an
urban village. (See Exhibit 2.17 Development 
Hierarchy).

a. A Corporate Campus along I-25 and E-470 
will serve as the “premier business address” in
the North I-25 metro Denver corridor.  
Among the amenities for the campus develop-
ment are strong linkages to the Big Dry Creek
and its tributaries.  These connections would 
be incorporated into all developments 
throughout the Corporate Campus area.  The 
re-alignment of Washington Street and 152nd 
Avenue intersection also allows for a physical 
“landmark” identity feature, providing a cen-
tral focal point for which the development can
be centered around. 

b. An Industrial Park along E-470 will provide 
light manufacturing jobs and “business infra-
structure” for corporate campus development,
with convenient access to E-470, SH 7, and
I-25.
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c. A high intensity, mixed-use Urban Village, 
east of Washington Street and north of 144th 
Avenue,  will help support the corporate cam-
pus and regional retail uses.  The Urban 
Village would have a mix of retail/commercial 
development, offices, residential units located 
above retail development, be fairly compact in
size, designed at a pedestrian scale and offer a 
vibrant street life.  The Urban Village will also 
have comfortable streets for walking, parks, 
open space and convenient commercial
establishments.  

2-4 Inclusion of a limited amount of high density 
residential development (up to 10 percent of the 
land area) to support Corporate Campus and 
Regional Retail, where appropriate.  Any resi-
dential development within designated 
Corporate Campus and/or Regional Retail loca-
tions will be timed to occur no sooner than 60 
percent buildout.

2-5 Low, medium, and mixed density residential 
north of E-470 and in the area of the E-470/York
Street interchange will accommodate the hous-
ing market and support the Regional 
Employment Center.

2-6 A number of transportation improvements to 
improve access and circulation to the Regional 
Employment Center.  These include a new 
“Grant Street” to serve the regional employment 
area south of E-470, I-25 overpasses linked into 
the major street system, and a bus transit con-
nection between the Regional Employment 
Center, the Larkridge development and the 
future FasTracks stations at 144th Avenue and 
162nd Avenue.

2-7 All development within the North Washington 
Subarea will incorporate City-approved design 
guidelines and standards to visually unify the 
Subarea.  At a minimum, design guidelines and 
standards will address building architecture and 
materials, landscaping treatments, site furnish-
ings and signage.

Attributes of the Future Land Use Plan

The Future Land Use Plan provides for full build-out
of the 3830 acres of the Subarea.   Approximately
1430 acres of the Subarea is comprised of public
rights-of-way, approved development, or existing
“permanent” development.  Land designated for
Open Space is the largest area of land use with 564
acres, or approximately 15 percent of the land area,
closely followed by Corporate Campus (535 acres)
and Retail/Commercial (491 acres) (See Exhibit 2.11).

Exhibit 2.11 Land Use Data

Based on rates of land absorption under market con-
ditions, build-out of the Subarea is forecast to take
just under 50 years, with Retail/Commercial taking
the longest to build-out (See Exhibit 2.12).

Low Density Residential 121 acres
Medium/Mixed Density Residential 383 acres
High Density Residential   149 acres
Retail / Commercial 491 acres
Corporate Campus 535 acres
Industrial Park 157 acres
Open Space 564 acres

Source: Sammons / Dutton LLC

Residential 20
Corporate Campus 32
Retail/Commercial 48
Industrial Park 22

Source: Sammons / Dutton LLC

Exhibit 2.12 Years to Buildout at 2004 - 22025 Pace



Full build-out in accordance with the plan will have a
major economic impact on the community, providing
an estimated 22,600 jobs, 9.2 million square feet of
building space, 7,120 dwelling units, and an annual
total tax revenue of $65.63 million.  Almost 20,000
persons are projected to ultimately inhabit the North
Washington Subarea (See Exhibits 2.13, 2.14 and 2.15)

Exhibit 2.13 Dwelling Units at Buildout

Low Density Residential 610
Medium/Mixed Density Residential 3,830
High Density Residential 2,680
Total Dwelling Units 7,120

Source: Sammons / Dutton LLC
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Total Employees 22,660
Property Tax Collections  $ 35.21 million
Sales Tax Collections $ 30.42 million
Total Tax Collections $ 65.63 million

Exhibit 2.15 Economic Impacts Summary

Source: Sammons / Dutton LLC

Corporate Campus 4.4 million
Retail / Commercial 3.2 million
Industrial Park 1.6 million
Total Square Feet 9.2 million

Source: Sammons / Dutton LLC

Exhibit 2.14 Square Feet of Building Space at Buildout
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