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Chapter 6 Implementation
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The Implementation Chapter describes the imple-
mentation strategy for the North Washington Subarea
Plan.    
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6-1 The North Washington Subarea Plan is a supple-
ment to the City of Thornton Comprehensive 
Plan.  Should a conflict arise between the North 
Washington Subarea Plan and the City of 
Thornton Comprehensive Plan, the North 
Washington Subarea Plan is the controlling
document.

6-2 To ensure that the North Washington Subarea 
Plan remains an effective guide for decision-
makers, the City should conduct periodic major 
evaluations of the Plan's goals and policies. 
These evaluations should be conducted on a
regular basis, depending on the rate of change in
the Subarea, and should consider the following:

a. Progress in implementing the plan.

b. Changes in Subarea needs and other condi-
tions that form the basis of the Plan.

c. Fiscal conditions and the ability to finance 
public investments recommended by the Plan.

d. Community support  for the Plan's goals and 
policies.

e. Changes in State or federal laws that affect the
tools for plan implementation.

6-3 The North Washington Subarea Land Use Map 
is intended to serve as a guide for public and 
private development and land use decisions.  
Land use amendments are anticipated as growth
occurs and market conditions change.  While 
land use amendments may occur more frequent-
ly than policy changes, they should not occur 
more than twice per year. By limiting opportu-
nities to amend the North Washington Subarea 
Land Use Map, the City will reduce the potential
for incremental land use changes that result in 
unintended policy shifts.

The implementation strategy is a critical piece of an
effective land use plan.  The planning process is just
the beginning, and must rely on creative implementa-
tion to successfully move the Plan’s recommendations
forward.  Key elements to any implementation plan
include the identification of 1) what needs to be done
– the targets; 2) how it is going to be done; and 3)
who is responsible to be the “champion” for a particu-
lar task.

66..33  IImmpplleemmeennttaattiioonn  SSttrraatteeggyy

This North Washington Subarea Plan provides the
vision for future land use development.  

What then should be the focus of implementation
efforts for the City to accomplish the Plan?
Implementation considerations should include:

6-4 Development that is in conformance with the 
North Washington Subarea Plan and its North 
Washington Subarea Land Use Map should be 
encouraged.  Premature development and devel-
opment that is not in conformance with the 
North Washington Subarea Plan should be dis-
couraged.
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6-5 The major amenity for future development will 
be the preservation and enhancement of the Big 
Dry Creek and its tributaries.  Preservation 
through regulations, planning for enhancements
and systematically scheduling and constructing 
improvements will signal the commitment of 
the City to the development community.

6-6 One of the major competitive attributes of the 
Subarea is the availability of water and waste-
water facilities for new development, and the 
systematic planning for and scheduling of major
roadway improvements.  Within the financial 
capability of the City, and through partnering 
with the private sector, this aggressive provision 
of infrastructure should be continued through 
the use of the CIP and other financing
techniques. 

6-7 The Corporate Campus and the Urban Village/ 
Big Dry Creek projects are the heart of future 
development in the Subarea.  While there are 
difficulties that will need to be overcome to 
make them a reality, they offer tremendous 
opportunities for the development community.  
These opportunities need to be brought to the 
attention of property owners and developers.  
Involvement of the Urban Land Institute (as rec-
ommended later) would provide such exposure.   

6-8 The major responsibility for leadership in imple-
menting the plan falls to the City.  Nevertheless, 
the City is not alone in carrying the workload of
implementing the plan.  The private sector, local
residents, and other allied organizations/
jurisdictions need to play a role in the process.  
The City should actively seek partners for the 
development process.  These partnerships could 
involve landowners, developers, financial insti-
tutions, community leaders, and other such 
individuals and organizations.   

The following section identifies implementation steps
to accomplish the above broad strategies.

The What: Plan Implementation Actions

A wide range of implementation steps will need to be
accomplished to implement the plan for the North
Washington Subarea.  These targets have been divid-
ed into three separate categories: public policy
actions, functional plans, and public/private partner-
ships.

Public Policy Actions

PP-1 Adopt The North Washington Subarea Plan as
a subarea plan of the Thornton 
Comprehensive Plan.  The adoption of the 
North Washington Subarea Plan is the crucial 
first step in implementation of the plan.  With
City Council’s adoption of the North 
Washington Subarea Plan and full support of 
it’s vision, all parties can move forward with 
confidence that this is the direction the City 
wishes to go.  The private development com-
munity, who will be an important part of 
implementation, can move forward with
confidence that the City is committed to the 
North Washington Subarea Plan.

PP-2 Update and amend the Thornton Zoning 
Ordinance to incorporate the land use cate-
gories for the North Washington Subarea.  
Code amendments would potentially include 
development of new zoning districts with 
development standards, uses, and review 
processes.  The City could also consider 
allowing limited transitional uses in the 
Subarea.

PP-3 Designate a Corporate Campus Development 
Overlay District.  Designation of this district 
would be designed to direct development to 
the Corporate Campus concept.  The District 
would include the identification of architec-
tural and site design standards, appropriate 
uses, and review/approval process.
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PP-4 Designate an Urban Village – Big Dry Creek 
Development Overlay District.  Designation 
of this district would be designed to direct 
development to the Urban Village concept.  
The District would include the identification 
of architectural and site design standards, 
appropriate uses, and review/approval process.

PP-5 Designate a Big Dry Creek Overlay District. 
The Big Dry Creek Overlay District should be
coordinated with the City's Parks and Open 
Space Master Plan. Include in the overlay dis-
trict standards for orientation of buildings, 
trail connections and public and private 
improvements.

PP-6 Once the Zoning Ordinance is amended and 
new overlay districts are established, the City 
should rezone properties in accordance with 
the North Washington Subarea Land Use 
Map. The update of the City's Official Zoning 
Map should ideally occur as a comprehensive 
legislative action, rather than on a case-by-
case quasi-judicial basis.  Such a program, 
known as a Zoning Transition Program, 
would allow for transition from old zoning 
districts to new zoning districts.

PP-7 Upon annexation of unincorporated property 
within the Subarea to the City, the annexed 
property should be zoned in accordance with 
the North Washington Subarea Land Use 
Map.

PP-8 Negotiate agreements with other jurisdictions 
to address interchanges, overpasses, drainage 
and overpass links to the major street system 
in each community.  This plan includes a 
number of areas for which coordinations and 
joint participation are needed.  The earlier 
these issues are resolved, the easier it will be 
to accommodate and guide the development 
that is coming to each community. 

PP-9 Work with other jurisdictions to resolve Big 
Dry Creek drainage/  floodway / floodplain 
issues.  The crucial issue is to confirm the 
floodway / floodplain through the Subarea so 
that more detailed planning can take place. 
Decisions regarding the I-25 opening on the 
west and the railroad opening on the east 
need to be made as early as possible.  If no 
decision can be reached, the City will need to 
proceed with the current floodplain/floodway 
designation, supplemented by findings of the 
drainage study of the Big Dry Creek tributar-
ies now underway by the City of Thornton 
and the Urban Drainage District.

Functional Plans

FP-1 Update the City Capital Improvements 
Program (CIP) to include North Washington 
Subarea projects.  As development of the 
Subarea proceeds, many capital projects will 
need to be designed and constructed in coor-
dination with private and public development.
The CIP provides the program for scheduling 
and funding those improvements.

FP-2 Complete the North/East Thornton Subarea 
Transportation Plan, including conceptual 
design for Grant Street, the bus circulator and 
roundabouts.  

FP-3 Amend the City's Parks and Open Space 
Master Plan to detail the plans for the 
Subarea, including the preservation and 
enhancement of the Big Dry Creek corridor, 
the development of active and passive parks, 
and the completion of a trail network.

FP-4 Prepare a detailed plan for the Urban Village 
District including marketability, land use, 
design standards, possible development enti-
ties, strategy for parcel assembly, applicability 
of incentives, and other key elements.
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FP-5 Prepare a detailed plan for the Corporate 
Campus Development District including mar-
ketability, land use, design standards, possible 
development entities, strategy for parcel 
assembly, applicability of incentives, and other
key elements.

Public-Private Partnerships

PR-1 Convene an Urban Land Institute (ULI) 
Workshop on the Corporate Campus and 
Urban Village/Big Dry Creek development 
areas.  The objective of this workshop would 
be to refine plans, determine the viability of 
market mix, identify catalyst projects initiate 
these developments, and to generate ideas for 
public/private partnerships which will move 
these projects forward.

PR-2 Assess organizational approaches to maximize
ease of land assemblage and marketing
associated with the Corporate Campus
development.

PR-3 Prepare Development RFP Packages for 
Urban Village/Big Dry Creek Development 
District and Corporate Campus Development 
District.  The packages should be structured 
for the development community to under-
stand the City vision and for them, in turn, to 
identify what partnership levels it would take 
to accomplish the vision.

PR-4 Seek corporate sponsorships for public uses 
such as an amphitheater or other civic use 
proposed for the Urban Village/Big Dry Creek
Development District.

PR-5 Work with School Districts to incorporate 
school sites and joint-use parks into the 
Subarea as development occurs.

PR-6 Research potential for alternative funding 
tools to provide infrastructure funding.  These
funding tools may include: metropolitan dis-
tricts, special improvement districts, general 
improvement districts, tax increment financ-
ing, tax rebates, impact fees, dedicated sales 
tax, and land assemblage by the City.

The How: Timelines and Financing

The timeline for each of these implementation targets
varies, depending on a number of factors including
funding, property ownership, impact, current market
trends, etc.  Short-term projects should be undertak-
en as soon as feasible by the City and, where appro-
priate, the private sector.  These projects should be
begun within the first two years of adoption of this
plan.  Planning for the intermediate projects should
begin within the next year and the projects should be
completed by the fifth year.  The long-term projects
are expected to begin after the mid-term projects.

The phasing and sequencing of projects is important
for the success of the recommendations in the plan,
as public resources for every project are not available
in the short term.  Therefore, projects must be
addressed in a fashion that allows them to move for-
ward within the bounds of realistic financing and
personnel capabilities. The project timeline illustrates
the recommended timing for the implementation
steps described. (See Exhibit 6.1) 

Financing Strategies

The City of Thornton has experience in using special
districts to fund improvements in the Subarea.
Examples include the General Improvement District
(GID) technique used to finance the I-25/136th
Avenue interchange and the Tax Increment Financing
(TIF) District in the City’s urban renewal area. (See

Exhibit 3.1)

Thornton has the authority to use special districts,
impact fees and issuance of bonds to underwrite the
implementation steps that are the responsibility of the
City.  Different steps will require different financing
techniques.  Therefore, a general toolbox of financing
techniques is provided as follows.
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City Capital Improvements Funding: The City of
Thornton’s capital improvement funding should be
considered for a major improvement project, such as
the extension of widening of Washington Street or the
improvements in the Big Dry Creek recreational cor-
ridor.

Tax-Increment Financing: The use of TIF financing is
currently used in the portion of the subarea designat-
ed as the Urban Renewal Area to facilitate develop-
ment within the study area.  A potential expansion or
series of TIF’s could be used to implement specific
development projects.

Metro Districts: Metropolitan Districts that are
special taxing districts that by law must provide two
or more municipal-type services such as recreation,
transportation, water or sewer. As such they are not
usually created within the boundaries of a full-service
municipality such as Thornton. Nevertheless they
provide a financing vehicle for a large project whose
owners need to provide services or infrastructure
outside of the host municipality's normal budget
procedures-such as is being done at the Stapleton
redevelopment project in Denver.

Special Improvement Districts: Special Improvement
Districts are a means of financing infrastructure that
provided a unique and specific benefit to a given
property. This is often used for smaller projects such
as alley paving or street improvements that benefit
the adjacent properties. The assessment is generally
made on a square foot basis rather than a property
tax.

General Improvement Districts: General
Improvement Districts impose an ad valorem (prop-
erty) tax over a set of properties to provide a specific
improvement (such as the I-25-136th interchange).
The mill levy is set to meet the debt service on bonds
and the district expires once the bonds are paid off.

Urban Renewal Districts: Urban Renewal Districts
have the advantage of allowing eminent domain to
aid in the assembly of property, and are often coupled
with the Tax Increment Financing mechanism. This
tool is currently in place in a large portion of the
Subarea and in the Larkridge development.

Impact Fees: Impact fees may be a possible source of
funding for public improvements in the Subarea as
long as the fees are reasonably related to the cost and
location of the improvements. However if impact fees
are not uniformly applied to development throughout
the city, other techniques mentioned here may be
more appropriate and defensible. 

Development Incentives: Attracting new development
to the Corporate Campus or Urban Village will be a
key element to the success in implementing the North
Washington Subarea Land Use Map.  Within these
areas, public incentives are often required to secure
new development.  The expansion of the existing TIF
district or other tax abatement incentives should be
explored to spur the desired development.

Grants: Several grant programs are available that
could facilitate plan implementation. Of particular
relevance may be the Great Outdoors Colorado
(GOCO) Legacy Grant that could be leveraged to
preserve and enhance the Big Dry Creek Corridor.

Private Sector Development: The private sector can
be thought of as a source of funds for a number of
development initiatives.  Funding for new develop-
ment comes primarily from the private sector.
Sources of private funding could include developers,
existing property owners and existing/new commer-
cial or corporate tenants.

Local Institutions: Local institutions, such as banks
and other local stakeholders, can also be a source of
funding.  Banks often participate in local building
rehabilitation programs by offering reduced loan rates
and other incentives.  The involvement of local stake-
holders in improvement efforts should be assessed as
part of a broad-based identification of funding
sources.

Fundraising: Special events can help community resi-
dents for a connection with certain areas - such as
gateway features into the neighborhood or public art
in open space/roundabouts.  When compared to the
total program funding needs, money from fundrais-
ers will be small. However, these funds could be used
in a variety of ways and could fulfill needs not met by
other funding sources.
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The  Who: Responsible Partners

The size and complexity of the recommendations in
this plan range from short-term tasks to long-term
development objectives.  As a prime partner, the
City’s authority includes development regulations,
special legislative acts (i.e. expanding the TIF dis-
trict), funding assistance and providing staff leader-
ship and resources.  At a minimum, the City's firm
commitment to the North Washington Subarea Land
Use Map will be a prerequisite for achieving the long-
term development objectives outlined as part of this
plan

A well-defined organizational structure should be a
key piece of any implementation program.  While
resources are understandably limited, there are those
available to begin repositioning the North
Washington Subarea and attract significant private
investment.  In order to attract such investment,
however, there must be a perception that the city is
willing to work with the development community,
and staff is accessible to help navigate the approval
process. Finally, the expectations of the public should
be clear and priorities should not change for individ-
ual projects.  

Adoption of this plan is critical to move the recom-
mendations outlined as part of this vision forward.
After successfully completing that task, the City can
facilitate the recommendations in this plan by remov-
ing any obstacles or by creating and packaging incen-
tives.  Development obstacles may include a long,
detailed approval process, multiple permits, or an
unclear agenda.  It may be beneficial and appropriate
for the City to create a priority review process for
developments that adhere to these plan goals.  

Alternatively, for projects that do not meet the quali-
fications of an expedited review, the City could dis-
count development permits and/or defer payments
for permits until the projects are completed.  Both
tools represent means of facilitating development; one
would generate “up front” resources for the City,
while the other would allow developers to postpone
payment of required costs.

The City should also consider the need to appoint/
hire a “special projects coordinator” to oversee the
various on-going work as related to the plan.  This
position could also be used as the primary point-of-
contact for marketing the plan to developers and
other interested parties. 

Public / private partnerships, which will be so impor-
tant in the North Washington Subarea, only work
when there is a strong mutual interest seeing a project
move forward.  The City of Thornton will need to
actively seek developers capable of undertaking all or
a part, of the Corporate Campus project or the Urban
Village.  Once potential partners are identified, the
City can select and negotiate a mutually beneficial
agreement, based on the North Washington Subarea
Land Use Map, to plan, design and construct a
project.

The role of the private sector, and particularly the
development community, is to participate in the
planning, designing, financing, owner and marketing
the project.  In the private sector there are many vari-
ations on how a  development project is structured
and partnered.  Property owners, individual lending
institutions, and other private interests may team
with the developer to make a project a reality.
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PP-1
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FP-1
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pdate C
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IP to include N
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ashington subarea projects.

FP-2
C

om
plete the N

orth/East Thornton Subarea Transportation Plan, including conceptual design for G
rant Street, the bus circulator and roundabouts.  

FP-3
A

m
end the C

ity's Parks and O
pen Space M

aster Plan to detail the plans for the Subarea, including the preservation and enhancem
ent of the Big D

ry C
reek corridor, the

developm
ent of active and passive parks, and the com

pletion of a trail netw
ork.

FP-4
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PR-1
C

onvene an U
rban Land Institute (U

LI) W
orkshop on the C

orporate C
am

pus and U
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PR-4
Seek corporate sponsorships for public uses such as an am

phitheater or other civic use proposed for the U
rban Village/Big D

ry C
reek D

evelopm
ent D

istrict.

PR-5
W

ork w
ith School D

istricts to incorporate school sites and joint-use parks into the Subarea as developm
ent occurs.

PR-6
Research potential for alternative funding tools to provide infrastructure funding.




