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C H A P T E R  2 :  A N A LY S I S

Map 2-1: Ownership in the TUC

INTRODUCTION
The 535-acre Study Area, its context and market sub-areas were evaluated 
from existing regulatory, market, physical, and mobility perspectives, 
providing an in depth understanding of existing conditions.  A summary 
of the most pertinent information is included herein, culminating in an 
‘Assets / Opportunities and Constraints / Liabilities’ synopsis that was 
utilized as a basis for further recommendations. 

FRAMEWORK COMPONENTS
Several Study Area base maps and tables were compiled in the analysis 
phase to illustrate different baseline existing conditions, such as:

•	 Ownership - over 100 different owners in the Study Area, shown in 
Map 2-1.

•	 Current zoning - Map 2-2.

•	 Current land use - Map 2-3.

•	 Crime hotspots - illustrating key nodes  of activity.

•	 Traffic accident hotspots - listing key nodes for incidents.

•	 Improvement to land value ratio - value of improvements on a parcel 
over the value of the land, shown in Map 2-16.

Not all maps are included herein.

Information for the analysis was provided via a variety of sources 
including:

•	 The City of Thornton

•	 Adams County

•	 Market information is also from: the U.S. Census, DRCOG, Co-Star for 
office and retail information, Claritas and ESRI, private demographic 
data sources.

•	 Consulting Team site analysis and observations
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Map 2-2: Current Zoning (source: City of Thornton)
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Map 2-3: Current Land Use (source: City of Thornton)
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As the economics and market lead, ArLand Land Use 
Economics prepared a technical report summarizing the 
development conditions and market potential for the area 
(see Appendix A under separate cover for the full technical 
report).  Data analysis was completed and interviews were 
conducted in the late summer and early fall of 2012.  The 
report is intended to serve as a framework and guide for 
the development of the TUC Study.

Some of the key demographic indicators for the TUC 
Area are outlined below.  The STaR Plan more extensively 
detailed the broad demographic, social, and physical 
changes occurring in the south Thornton community. 

•	 The City’s population in 2010 was estimated at 
118,000 persons and was estimated at the end of 
2012  at 121,211 persons.  The TUC population (2012) is 
approximately 3,800 persons in 1,620 households.  

•	 Between 2000 and 2010, residential densities have 
decreased in the areas surrounding the TUC Area, as 
shown in Map 2-4.

Overview / Current DemographicsMARKET

Map 2-4: Change in Population per Square Mile, 2000-2010 (source: US Census, ArLand)
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•	 There are an estimated 6,920 jobs in the TUC Area 
(2012). The jobs estimate for the City in 2012 was 
approximately 21,000-25,000 jobs.

•	 TUC median household incomes are an estimated 
$36,900 compared to the City of Thornton as a whole at 
$62,100, as shown in Map 2-5.

Map 2-5: Median Household Income (source: US Census, ArLand)
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•	 There is a predominance of rental housing in the TUC 
Area, as shown in Map 2-6.  

•	 TUC household sizes tend to be smaller at 2.7 persons 
per household versus 2.9 at the City level.

Map 2-6: Housing Tenure, 2010 (source: US Census, ArLand)
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•	 The TUC is more heavily Hispanic at 69% of the 
population vs. the City of Thornton as a whole at 34%, as 
shown in Map 2-7.

•	 Top resident psychographics in the TUC Area (80229 
zip code) are: Aspiring Young Families, Industrious 
Urban Fringe (suburban neighborhoods with good 
access to downtown employment and entertainment), 

and Crossroads (retirees who like a small town type 
of lifestyle).  They are characterized by young starter 
households, retirees, single person households, and 
families.  Psychographics are characteristics of people 
and neighborhoods reflecting attitudes, interests and 
lifestyles.

•	 Affordability is important.

Map 2-7: Hispanic Percentage of Population (source: US Census, ArLand)
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The TUC Area is located within a highly competitive market 
area. Map 2-8 and Table 2-1, in tandem, show the large 
number of planned projects in the TUC and larger market 
area.  The majority of the larger commercial projects, given 
their acreage and scale will take some years to materialize, 
but planning is underway on all of them.

Map 2-8: Planned Projects (source: Cities of Thornton, Northglenn, Westminster, Federal Heights, ArLand)
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Table 2-1: Planned Projects

Key Name      Units  Notes   
Residential      
1 HighPointe Park     220  MF   
2 Landmark Towers    82  MF   
3 Quivas St. Townhomes    52  MF   
4 Welby Station     600  MF   
5 Sundance Condos    176  MF   
6 Thornton Valley     240  MF   
7 Welby Station     154  SF   
8 Villages North     64  SF   
9 River Valley Village    475  SF  
10 Cherrylane     138  SF  
11 The Registry     312  MF  
12 Cottonwood Village (Fairfield Homes)  82  MF  
13 Arbour Square     400  Mixed  
14 Orchard Lakes Blocks 1 and 2   320  Mixed  
15 Huntington Trails     210  SF  
16 Country Club Highlands (Century Homes)  118  SF 
17 Cedar Bridge (Fatch)    12  SFAttached
 

Commercial or Mixed      
A The Orchard (Forest City)    1.2 million sf of retail space on 105 acres  
  
B Orchard Park Place    Medical / commercial /residential MU   
       project on 126 acres   
 
C Quail Crossing Commercial   Retail Commercial    
 
D 120th Avenue Mixed Use District   Retail Commercial redevelopment; may   
       include redevelopment of entire    
       Civic Center area 
   
E Larkridge Retail Commercial   Retail Commercial development part of H   
       described below 
   
F Eastlake TOD - DRCOG Urban Center  Estimated 520 units and 15,000 sf of   
       commercial 
    
G North End Station TOD -DRCOG Urban Center 3,500 DUs, 750,000 sf of commercial   
  
H State Highway 7 - DRCOG Urban Center  Estimated 1,800 DUs and 2 million sf of   
       commercial    

Source:  ArLand, Entelechy, Cities of Thornton, Northglenn, Broomfield, Westminster    
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•	 The larger residential market area, as shown in Map 
2-10, is bordered by 112th Ave. to the north, Federal 
Blvd. to the west, Adams County to the south and 
Thornton’s developable area to the east.  It includes 
projects that would be most competitive with TUC Area 
projects.  It extends through the cities of Thornton, 
Northglenn, Westminster, and Federal Heights, and 
portions of unincorporated Adams County.   

•	 There are over 1,600 residential rental units in the 
TUC, as shown in Map 2-9.  Vacancies are relatively low 
currently, as are vacancies in the entire metro area.  
Rents are approximately $1 per square-foot so a 600 
square-foot apartment, for example, would rent for $600 
per month.  Rents in downtown Denver are currently 
twice the price.  The only subsidized apartment project 
in the TUC is Renaissance 88.

•	 There are 7,999 rentals in the residential market area as 
shown in Map 2-10 and listed in Table 2-2.  

•	 Within the south Thornton area and adjacent to the 
TUC are single-family dwellings, mostly built in the 
1950s, single story, and smaller than 1,250 square feet.  
Residential home prices saw a steady decline through 
the 2000s despite increases in the rest of the metro 
area.  According to the STaR Plan housing survey, the 
condition of the existing housing presents a dilemma.  

Many people who live in Thornton want to stay in the 
general area, but want a newer, larger house.

•	 Current residential demand is estimated at 
approximately 400-600 residential units for the next 25 
years in the TUC Area. 

•	 There are 954 detached single-family residential units 
and 1,464 attached or multifamily units in the planning 
pipeline in the larger residential market area.  Although 
not all of these units will necessarily be developed, they 
do represent significant competition for TUC.  

•	 Thornton is working through a significant number 
of foreclosures, although the trend numbers are 
improving. Recent City estimates indicate 546 
foreclosure petitions in the City as of September 2012.  
There were 94 petitions in the TUC Area (80229 zip code 
in Ward 1, east of I-25).  

•	 Currently less than 10% of the residents in the TUC are 
over 65 years, but through the analysis, a clear desire for 
new senior focused housing typologies in or near the 
TUC Area was expressed. Map 2-11 and Table 2-3 show 
senior services in the region. 

Residential Market

Existing: Single-family home in Original Thornton Existing: Skyline apartments in the TUC at 88th Ave. and Pearl St.



THORNTON URBAN CENTER STUDY

2.11CHAPTER 2: ANALYSIS

Map 2-9: Residential Rentals in the TUC (source: ArLand)
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Map 2-10: Rentals in the TUC Residential Market Area (source: City of Thornton, ArLand)
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Table 2-2: Rentals in the TUC Residential Market Area

Key No. Apartment Name Address No. of Units
1 Park Place at 92nd 9081 Federal Blvd, Westminster, CO 228
2 Legacy Heights 2700 W. 103rd Ave., Federal Heights, CO 384
3 Hunters Cove 10351 Zuni Street, Federal Heights, CO 220
4 Village by the Park 10701 Pecos, Northglenn, CO 288
5 Orchard Hill 1353 W. 88th Avenue 88
6 The Lodge on 84th Avenue 1327 W. 84th Avenue 300
7 Aztec Villa 8675 Mariposa Street Thornton, CO 80260 165
8 Parkview Terrace 1300 Milky Way Thornton, CO 80260 206
9 Creekside Place 9189 Gale Blvd., Thornton, CO 80260 208
10 Riviera 950 W. 103rd Place, Thornton, CO 100
11 Beacon House 10738 Huron Street, Northglenn, CO 112
12 Carriage Hill 8901 Huron Street Thornton, CO 80260 102
13 North Creek 700 W 91st Ave, Thornton, CO 80260 168
14 The Overlook at Thornton 647 W. 91st Avenue, Thornton, CO 80260 160
15 The Summit at Thornton 101 East 88th Avenue Denver, CO 80229 345
16 Pine View Village 300 Russell Boulevard Thornton, CO 80229 100
17 Montair 8901 Grant Street, Thornton, CO 319
18 Renaissance 88 388 East 88th Avenue, Thornton, CO 80229 180
19 Sunset Peak 475 Russell Boulevard Thornton, CO 80229 184
20 Quail Ridge 501 East 102nd Avenue Thornton CO 80229 140
21 Skyline 8849 Pearl Street Thornton, CO 80229 464
22 Lamplighter Village 10101 Washington Street Denver, CO 80229 104
23 Lambertson Farms 10260 Washington Street Denver, CO 80229 436
24 Huntington Square 735 E. 105th Place, Northglenn, CO 110
25 Sierra Vista 9440 Hoffman Way Thorton, CO 80229 100
26 Corona Residential 8925 Corona Street, Thornton, CO 48
27 Broadstone Avena 1882 East 104th Avenue Thornton, CO 8023 385
28 Regatta Apartments 10500 Irma Drive, Northglenn, CO 352
29 Village at Yorkshire 10370 Brendon Way Thornton, CO 80229 200
30 Villa at Sunny Acres (Sr.) 2501 E. 104th Avenue, Denver 283
31 Archstone Champions Park 2525 East 104th Avenue Thornton, CO 80233 480
32 Indigo Creek 9451 Welby Rd Thornton, CO 80229 304
33 Reserve at Thornton 9700 Welby Road Thornton, CO 80229 300
34 Newport Village 8901 Colorado Boulevard Thornton, CO 80229 220
35 Covington Ridge 10571 Colorado Boulevard Thornton, CO 80233 216

TOTAL 7,999
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Map 2-11: Senior Services (source: ArLand)
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Table 2-3: Senior Services

Key Name
1 Orchard Hill Senior Apartments
2 Squire Village Apts
3 Clare of Assissi Place
4 Crossroads Assisted Living
5 Northglenn Heights
6 Angels Abode
7 Keystone Place at Legacy Ridge
8 Villas at Sunny Acres
9 Cottages at Panorama Pt 
10 Kindred Transitional Care and Rehab
11 Alpine Living Center
12 Elms Haven Care and Rehabilitation Center
13 Panorama Pointe
14 Vista View Care Center
15 Park Regency Assisted Living (proposed)
16 Total Long Term Care (proposed)
17 Thornton Estates Manufactured Homes
18 Heritage Todd Creek
19 Senior Hub Adult Day Care
20 Blue Sky Adult Day Care
21 InnovAge - Total Longterm Care
22 Thornton Senior Center
23 Gardens at St. Elizabeth (St. Anthony Senior Health Center)

[1] AL is Assisted Living; IL is Independent Living; ALZ is Alzheimer's Car; SNF is Skilled Nursing Faciity

Units / Beds Notes [1]
88 Sr Apts
50 Sr Apts
59 Sr Apts
68 AL

144 122 AL, 22 ALZ
8 AL

237 66 AL, 160 IL , 11 ALZ
335 299 IL, 35 AL
50 IL

162 SNF
110 SNF
242 SNF
72 Sr Apts
25 SNF

114 AL
72 Sr Apts

208 Manufactured Homes
1,300 Active adult community

NA Adult Day Care
NA Adult Day Care
NA Adult Day Care
NA Adult Day Care
NA Adult Day Care

[1] AL is Assisted Living; IL is Independent Living; ALZ is Alzheimer's Car; SNF is Skilled Nursing Faciity

Center)
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•	 There is approximately 800,000 square feet of leasable 
retail space in the TUC with vacancies of nearly 20%.  

•	 The TUC contributes 9.5% to Thornton’s retail sales 
tax base – a significant amount relative to its size.  Its 
strongest retail categories include: home furnishings, 
eating places, auto sales, parts, and service.

•	 There is a significant amount of regional-serving retail 
adjacent to I-25, as shown in Map 2-12.  American 
Furniture Warehouse is within the TUC.  Sportsman’s 
Warehouse is just west of I-25. Further, the larger retail 
market area in general is over saturated.  Map 2-13 
shows locations of existing and proposed retail.

•	 There appears to be a gradual shift of interest (not only 
by retailers but also by other users, i.e. hospitals and 
offices) to the 144th Avenue and I-25 intersections, 
home to the Orchard Town Center and a future Cabela’s.  
There are rumors surfacing of retailers currently in the 
south Thornton / Northglenn marketplace with strong 
interest in shifting store locations.

•	 Additional significant retail development is unwarranted 
currently.  Even though the analysis shows a void or gap 
in certain segments, it would be very difficult to capture 
in the TUC Area under current conditions. There is a 
significant amount of vacant and underutilized retail 
space in the larger area, especially along the major 
corridors.  

•	 In order to create enough demand to justify the 
addition or redevelopment of commercial space, it 
would be important to focus future new household and 
employment growth to the TUC Area to provide the 
population and jobs base to support commercial uses.  
This would require proactive economic development 
activities, incentives, and other tools to capture 
developer and new business interest, which would 
otherwise have a stronger market incentive to locate in 
other parts of the City.  

Retail Market

Existing: Regional retail along I-25 including American Furniture Warehouse on the left
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Map 2-12: Regional Retail Locations (source: ArLand)
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Map 2-13: Retail Supply in Regional Market Area (source: ArLand)
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•	 The market for office is a function of growth or change 
in jobs among those industry sectors that typically 
occupy office space.  

•	 There are 21,000 to 25,000 jobs in the City of Thornton 
with the majority of jobs in retail trade, health care 
and social assistance, and accommodation and food 
services.  There are an estimated 6,920 jobs in the TUC 
Area.

•	 The regional office market is shown in Map 2-14.  It 
extends up to 128th Avenue to the north, approximately 
Lowell Boulevard to the west, incorporates parts of 
Adams County north of Highway 36 to the south, and 
extends through Thornton’s developable area to the 
east.  

•	 The regional office market has a 15% vacancy rate; 
the TUC, with over 1 million square feet in 14 office 
buildings, has a much higher 40% vacancy rate with 
420,000 square feet of office space available. Most of the 
vacant space is in the North Valley Tech Center.

•	 Space in the North Valley Tech Center is appropriate 
for back office, data or call center uses.  While office 
brokers continue to market the space, south Thornton 
is no longer as competitive for this use relative to 
other job areas like Aurora or south Denver due to 
the lack of nearby services. The Denver metro area’s 
competitiveness for back office, data center or call 

center uses is becoming more limited because average 
salaries are higher here than other parts of the country. 

•	 The market demand number ranges up to 170,000 
square feet if the office space at the North Valley Tech 
Center is not included in the calculation.  The space 
available there is challenging for users other than back 
office or data center tenants.  

•	 The market for future speculative office development 
(assuming that future jobs growth will absorb 
the 420,000 square feet) is relatively modest at 
approximately 50,000 square feet.  

•	 There has been little office development in the north 
metro market because rents have not increased in the 
past decade so new construction has not been justified.

•	 The market demand calculation does not take into 
account a “one-off” build-to-suit primary employer 
which may be one of the few scenarios under which 
new office space development is likely to take place 
under current conditions.  

•	 Medical office or tenants in the medical industry is a 
potential niche.  

•	 South Thornton is well positioned and centrally located 
relative to downtown Denver and the northern Denver 
metro market.  

Existing: Medical office building on North Suburban Dr. Existing: North Valley Tech Center

Office Market
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Map 2-14: Office Supply in Regional Market Area (source: ArLand)
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•	 Urban Centers are generally distinguished by being 
centers of a community’s civic, cultural, commercial, 
educational and entertainment life. 

•	 The TUC has continuing educational institutions and the 
North Suburban medical center. They help distinguish 
the area and benefit the community by bringing people 
into the TUC, however, people don’t otherwise linger 
or come to the TUC for recreational reasons with the 
exception of those frequenting the adventure uses in 
the Pinnacle Center.

•	 Community members have indicated that the malls 
used to attract them to the TUC Area.  Young families 
now travel to the Orchards at 144th Ave. and I-25.

•	 Attracting / relocating civic / cultural institutions 
or adventure or entertainment attractions or other 
differentiators are needed to help bolster demand.

•	 With additional differentiators or demand “drivers” (i.e. 
they help bring people to the area), other supporting 
uses such as hotels become more viable (not just on 
I-25).  

•	 A substantial or visible redevelopment project, along 
with branding and marketing, would help kick-start 
redevelopment in south Thornton and distinguish it 
from the rest of the market i.e. Belmar.

•	 Long-term political will and public investment by 
the City is needed to bolster demand and galvanize 
redevelopment.  Downtown Arvada, for example, 
took decades of investment.  Arvada’s Urban Renewal 
Authority leveraged funds from the City’s New Town (i.e. 
big box) development to invest in the City’s Old Town.  

DRCOG’s Metro Vision 2035 suggests that 50% of new 
residences and 75% of new jobs be concentrated in Urban 
Centers.  DRCOG recently estimated 40,000 new residents 
and nearly 27,000 new jobs by 2035 in Thornton.  For 
purposes of this Study, we are using the City’s forecast new 
jobs number of approximately 22,000 by 2035.

Table 2-4 shows planning recommendations for the TUC.  
The Market column shows market supportability through 
2035 without any focused regeneration effort for this area 
of Thornton.  Basically this represents ‘status quo’  based 
on existing market conditions. If historic development 
patterns continue, without any focused attention on 
regeneration of this area, very modest change will occur. 

However, if the City focuses efforts to brand and promote 
this area as a key Urban Center in support of previous 
planning efforts’ established vision and goals, a much 
higher development program could be realized. The 
DRCOG TUC Goal is a goal that is potentially attainable with 
significant thought, investment and political will on the 
part of Thornton.  

The DRCOG TUC Goal represents equal allocation of future 
projected growth in Thornton across the four Urban 
Centers in the City. As some Urban Centers may have 
higher or lower propensity for change, these numbers 
may be adjusted.  For planning purposes, we have equally 
allocated the growth projections and goal capture.

In regenerating the TUC, it is critical to realize that a market 
must be infused through establishment of a clear direction 
and political will on the City’s part by making this a priority 
investment area through: updating zoning and other 
regulatory and policy framework, identifying a strong 
brand, providing focused marketing, etc.

Other Market Considerations Summary Market Demand Ranges

	  

Existing	   Market	   DRCOG	  TUC	  Goal	  [1]	  
Residential	  Units	   1,662	   400-‐600	   1,900-‐2,000	  
Office	  SF	   1,029,786	   50,000-‐170,000	   500,000-‐600,000	  
Retail	  SF	   796,092	   10,000-‐20,000	   90,000-‐100,000	  [2]	  

Source:	  ArLand	  
[1]	  assumes	  that	  50%	  of	  new	  residences	  and	  75%	  of	  new	  jobs	  in	  4	  Urban	  Centers	  in	  Thornton	  
based	  on	  DRCOG	  growth	  numbers.	  TUC	  goals	  result	  of	  even	  allocation	  of	  residents/jobs	  in	  4	  
urban	  centers.	  
	  
	  
[2]	  assumes	  20	  sf	  per	  capita	  

Table 2-4: Overall Planning Recommendations for the Project
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The physical analysis completed included both a visual 
preference exercise completed by the general public 
during Harvest Fest and the first public meeting, as well 
as an analysis of what’s on-the-ground by the consultant 
team. 

Visual Preference Exercise
Boards with images in four categories were created for 
voting:

1. Streets

2. Office

3. Retail

4. Residential

Each citizen was given 4 dots per category - 2 green (for 
good) and 2 red (for bad). Over 160 people voted, with 
the top voted two images per category provided herein. 
Generally, the ‘good’ photos selected illustrated great 
street environments with unique streetscapes, high levels 
of pedestrian amenities and active use. Retail preferences 
included provision of outdoor cafes, good storefront 
design, and adequate signage and wayfinding. Office 
buildings preferences included masonry and a detailed 
level of design finishes.  Residential preferences included 
the use of masonry, provision of yard / gathering spaces, 
and generally lower intensity development patterns.

In contrast, the ‘bad’ photos generally depicted auto-
oriented environments with a lack of landscaping and 
pedestrian amenities, and plainer architectural design.

The top-voted good and bad photos are shown on the 
following pages and can be compared to the existing visual 
character in the TUC Area, as shown in Map 2-15.

PHYSICAL

The Streets visual preference board

Public meeting attendees placing dots on the image boards
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Streets Office

One of the preferred street images

One of the preferred street images

One of the preferred office images

One of the preferred office images

One of the least preferred street images One of the least preferred office images
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One of the top-voted bad residential imagesOne of the top-voted bad retail images

One of the top-voted good residential images

One of the top-voted good residential images

One of the top-voted good retail images

One of the top-voted good retail images

Retail Residential
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Map 2-15: Visual Character in the TUC
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Much of this area of Thornton was developed anywhere 
from the mid 1950’s through the 2000’s. A significant 
amount of building stock is older, with over 70 buildings 
greater than 40 years old. This often results in obsolete 
environments for all uses - office, retail and residential 
- found in the TUC Area, as well as lower rents, higher 
vacancies, lower maintenance, and aging landscaping. 
Site development patterns preclude good urbanism and 
resulting connectivity.  Larger institutional uses in campus 
settings such as Thornton High School and North Suburban 
Medical Center support the superblock environment with 
difficult localized connectivity and wayfinding. 

Office, including medical office, and health care uses are 
found primarily along I-25 and the Grant St. corridor. These 
buildings are upwards of seven stories.  Retail is generally 
bordered by Washington Ave., and housing, including 
primarily apartments and some townhomes, is located 
centrally in the TUC Area.  These structures are typically two 
to four stories in height. Nearly every site is developed with 
surface parking between the street and building, again 
inhibiting good urbanism. Map 2-15 illustrates the type of 
development patterns seen in the TUC Area.  

The TUC Study builds on a strong, and rapidly growing, 
foundation of multimodal local and regional planning 
documents and City policies.  In a distinct break from its 
predecessor, the City of Thornton 2009 Transportation 
Plan was the first plan establishing the City’s multimodal 
direction and priorities. In 2011, the STaR Plan focused on 
improving pedestrian and bicycle connections specifically 
within south Thornton (an area that includes the TUC).  
The 2012 Health Impact Assessment in south Thornton 
promoted the health benefits of a balanced transportation 
system and supported the STaR Plan recommendations. 
Building on this momentum and the mandate from DRCOG 
to target infill development in Urban Centers and to build 
a multimodal transportation system supporting this 
development, the City recently updated  its Comprehensive 
Plan to incorporate many of these principles. Finally, the 
Complete Streets resolution passed by City Council in 
April of 2011 directs the City to take steps to eliminate 
gaps in the bicycle, sidewalk and trail networks and 
ensure roadways are designed to be safe, comfortable and 
convenient for all users.   

Transportation infrastructure represents a huge, long-
lasting investment.  The existing transportation framework 
in the Study Area has not evolved into a fully multimodal 
network and currently heavily favors automobile traffic and 
access.  A summary of the full Mobility Analysis Technical 
Report completed by Nelson Nygaard is provided in 
Appendix B.

Physical Observations MOBILITY
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Auto
The 535-acre Study Area is bound by the heaviest traffic 
volumes found in the Study Area. I-25 on the west handles 
over 150,000 vehicles daily on six travel lanes.  The Study 
Area is bound on the other three sides by principal arterial 
streets, which are between five and seven lanes wide and 
carry between 22,000 and 37,000 average daily vehicles.  
In general, road width, traffic volume, and traffic speeds 
prioritize automobile traffic. 

Local streets within the Study Area carry significantly less 
traffic on generous right-of-ways. These internal streets 
tend to offer few connections to or across the arterial 
streets at the edge of the Study Area. Large block sizes and 
plentiful off-street parking within the Study Area also make 
traveling by foot or by bike less convenient. Sidewalks in 
the Study Area are generally narrow and abut the travel 
way.  

Key Issues and Opportunities
•	 Extensive reservoirs of underutilized off-street parking 

can be relatively easily converted to other uses.

•	 Large minimum off-street parking requirements and 
parking frontage can disrupt other access modes, 
detracting from the pedestrian environment and 
hindering non-motorized access.

•	 Local street width within the Study Area is generous and 
could potentially accommodate on-street parking and / 
or bicycle and pedestrian facilities.

•	 Collector streets offer easy access to I-25 and the region.

•	 Collector street volume could be accommodated 
by fewer travel lanes, based on rule-of-thumb lane 
capacity.

Pedestrian
On-street pedestrian amenities, including benches, 
street trees, pedestrian-scaled lighting, and wayfinding 
signage are lacking.  However, the City’s robust off-street 
trail system skirts the Study Area and plans are in place 
to complete the Niver Creek Trail through the southern 
portion of the Study Area.   

Key Issues and Opportunities
•	 Proximal trail network.

•	 Public support for and policy directives to improve 
pedestrian conditions.

•	 Minimal on-street pedestrian amenities. 

•	 Traffic volumes and speeds on perimeter streets.

•	 Infrequent arterial crossings.

•	 Few streets connecting the interior of the Study Area to 
Washington St. and 84th Ave. 

Existing: Pedestrian path through fence between apartments

Existing: ADA ramps on a detached sidewalk

Existing: Reservoir of underutilized off-street parking
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Bicycle
The City’s bicycle network is growing, and in last year the 
City striped the first on-street bicycle lanes in the Study 
Area along 88th Avenue.

Key Issues and Opportunities
•	 Few bicycle facilities.

•	 Steep topography could inhibit some cyclists from 
traveling north and south through the TUC.

•	 Support for off-street trails.

•	 Wide right-of-way which could potentially be converted 
to bicycle facilities.

•	 Traffic volumes and speeds.

Transit
The TUC Area is well served by transit. The Regional 
Transportation District (RTD) operates four routes in the 
Study Area and three express routes along I-25. The bulk 
of the local transit service in the TUC is located along 88th 
Ave., Grant St., and Washington Ave. The development 
of the TUC presents the opportunity to improve bicycle 
and pedestrian connections to transit nodes, increase 
regional transit ridership and reduce CO2 emissions.  In 
addition, this Study aims to identify ways to better align 
the transportation network within the TUC with regional 
and local policies and plans and better meet the needs of 
existing and future users.  

Key Issues and Opportunities
•	 FasTracks station could increase transit use along 88th 

Ave. and connect to the TUC.

•	 Thornton Pkwy. has capacity to provide a convenient 
link between civic uses and the TUC and Riverdale.

•	 Proximity to regional transit routes and future 
commuter rail.

•	 Few passenger waiting area amenities.

•	 Limited pedestrian and bicycle opportunities to access 
transit stops.

•	 Potential for transit along Thornton Pkwy.

Existing: Bus stop on Eppinger Blvd. provides few amenitiesExisting: Pearl St. is wide enough to add bike lanes

Existing: New bike lane on 88th Ave. and a bus shelter
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Map 2-16 and the following written summary of the 
analysis phase of the project provides a foundation for 
recommendations within the TUC Study.

Assets / Opportunities
Great Views to Mountains & Downtown 
Denver
Due to topography, the Study Area contains significant 
views along major thoroughfares west toward the 
Rocky Mountains and south toward downtown Denver. 
Unobstructed views are particularly striking south of 
Thornton Pkwy., Brittany Hill, and Thornton High School, 
and west of Grant St. near American Furniture Warehouse, 
the Renaissance and Summit apartments, and the vacant 
land southeast of I-25 and Thornton Pkwy., as well as all 
along the western portion of the Study Area bordering I-25.  
Along Washington St., southern views of downtown Denver 
are excellent, as are northeastern views north of Eppinger 
Blvd. toward the City’s newly painted water towers.

Urban Renewal Area
The majority of the Study Area, excluding residential uses, 
the Park-n-Ride, and the Thornton High School campus, is 
located within the South Thornton Urban Renewal Area. 
Administered by the Thornton Development Authority, 
this area was deemed blighted in June 2012 due to the 
deterioration of structures, inadequate street layout, and 
environmental contamination, among other factors. The 
urban renewal area is eligible for funds that will stimulate 
development and redevelopment, particularly in the form 
of public-private partnerships.  

Enterprise Zone
Much of the Study Area, including everything east of 
Washington St. and south of 88th Ave., falls within the 
Adams County Enterprise Zone, designated by the State 
of Colorado as an economically distressed area. Colorado 
offers up to nine tax credits to businesses that create jobs 
and otherwise invest in enterprise zones. Two examples 
include a $500 tax credit for every new job created in a new 
business facility and a vacant building rehabilitation tax 
credit equal to 25% of rehabilitation expenditures.

Large Areas of Same Ownership
The Study Area includes several adjacent parcels that 
are owned by the same entity, thus making these areas 
more attractive for development / redevelopment as 
they don’t necessarily require significant land acquisition/ 
assemblage.  In addition, some of the large ownership 
patterns such as North Suburban Medical Center and 
American Furniture Warehouse illustrate a commitment to 
the area for the longer term.

•	 The Pinnacle shopping center covers 19.1 acres 
southwest of Washington St. and Thornton Pkwy.

•	 The Thornton High School campus covers 26.3 acres 
northwest of Washington St. and Eppinger Blvd.

•	 The North Suburban Medical Center covers 19.4 acres 
west of Grant St. and Russell Blvd.

•	 The Summit Apartments at 88th Ave. and Pearl St. 
occupy 14.0 acres.

•	 The Thornton Shopping Center at 88th Ave. and 
Washington St. occupies 20.8 acres.

•	 American Furniture Warehouse northeast of I-25 and 
84th Ave. occupies 26.5 acres.

•	 The North Valley Technical Center southeast of I-25 and 
84th Ave. occupies 35.5 acres.

Destinations
The Study Area and its adjacent uses include many 
regional destinations, which provide government, medical, 
educational, and recreational services.

•	 Civic Center

•	 Pinnacle Adventure Uses

•	 Five Star Stadium

•	 North Suburban Medical Center

•	 Clinica Family Health

•	 Harley / Sun

•	 American Furniture Warehouse

•	 Vibra Hospital

•	 Regis University

SUMMARY OPPORTUNITIES & CONSTRAINTS
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Map 2-16: Assets / Opportunities & Liabilities / Constraints
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Transit Accessibility
The area is well served by transit. A major RTD Park-n-Ride 
facility is located south of 88th Ave. along I-25, with two 
existing and one planned express / HOV lane bus serving 
the area. In addition, there are four local routes that serve 
the Study Area, including the 12, 80, 88 and 92.

Nearly every parcel in the Study Area is within 5 minutes of 
an existing bus route. 

In addition, a future RTD north metro commuter rail station 
is planned for one mile east of the Study Area along 88th 
Ave.

Low Improvement to Land Value Ratio
One gauge of the potential for new investment in an area 
is to look at the ratio of the value of improvements on a 
parcel to the value of the land. Typically parcels with an 
improvement to land value ratio of 0 to 1.00 indicates 
severely underutilized or vacant lands that are very ripe for 
focused investment. 

Value of Improvements

Value of Land

Severely underutilized and vacant parcels cover 204.0 acres, 
or 38.1% of the total Study Area, including:

•	 The area surrounding Pinnacle.

•	 The area west and south of Thornton High School, 
including Washington Plaza.

•	 The vacant land southeast of I-25 and Thornton Pkwy. 
and the vacant land between I-25 and Grant St. at 
Russell Blvd.

•	 American Furniture Warehouse and the vacant land east 
of Grant St. near 86th Ave.

•	 The Thornton Shopping Center and several properties 
along Washington and Pearl streets.

Parcels that have a value between 1.01 and 2.00 should also 
be considered for possible reinvestment focus, particularly 
if clustered near other like or severely underutilized parcels. 
Underutilized parcels cover 33.0 acres, or 6.2% of the total 
Study Area, including:

•	 The Summit Apartments at I-25 and 88th Ave.

•	 The Anythink Library and Clinica Family Health.

•	 Walgreens and McDonalds along Washington St.

Nearly all of the small parcels between Washington and 
Pearl streets and 84th Ave. and Russell Blvd. include both 
underutilized and severely underutilized lands.

=   Ratio

Existing: Washington Plaza is severely underutilized Existing: Old library site is currently vacant
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Potential Environmental Issues
Given the historic uses on some of the sites, such as gas 
stations and dry cleaners, there is known and potential 
environmental contamination on some parcels that will 
need to be verified and mitigated as appropriate before 
reinvestment occurs.

Small Parcels
Several small parcels of single ownership are concentrated 
along Washington St., primarily to the west. Many of the 
uses within these parcels are auto-oriented, including 
auto parts shops, repair services, and sales, as well as fast 
food restaurants and strip malls. Redevelopment of these 
parcels will be stagnant and very incremental unless land is 
acquired and assembled by a developer and / or the City.

Buildings Over 40 Years Old
There are 73 buildings in the Study Area that were 
developed between 1955 and 1973. A majority of these 
buildings are along Washington and Pearl streets, and 
include the Thornton Shopping Center, as well as several 
auto-oriented uses. Some of these buildings, including 
Village Center, house relatively healthy businesses, 
while others have been recently rehabilitated, including 
Clinica Family Health, Vibra Hospital, and the North Valley 
Technical Center. In addition, there are several apartment 
complexes built in Thornton’s early years, such as Summit, 
Renaissance and Pine View, that are poorly laid out in a 
super block fashion. Several of these older buildings are 
showing signs of deterioration and obsolescence and could 
possibly be demolished to make way for current building 
configurations and sound site planning that supports an 
Urban Center environment.

Crime Density
A crime density spot graphic illustrates where crime is 
clustered in the Study Area.  Incidents were mapped along 
the nearest street to where the incident occurred, and not 
showing exact location, therefore resulting in incidents 
generally clustered around:

•	 North Suburban Hospital 

•	 Along Russell Blvd.

•	 Along 88th Ave.

•	 Along Washington St. primarily between 84th Ave. and 
Russell Blvd. 

•	 To a lesser degree along: 84th Ave., Pearl St. and other 
portions of Washington St.

Slopes Greater than 20%
Some level of topography is prevalent throughout 
the Study Area, affording the great views previously 
mentioned. There are areas with significant slope between 
20% to 50%, and no land has greater than 50% slope in 
the Study Area. Steep natural slopes surround Brittany 
Hill and a portion of the Thornton High School campus.  
Other significant slopes have primarily been created as 
part of development and include detention and floodplain 
areas along I-25, the northern edge of the Park-n-Ride, the 
western edge of the North Valley Technical Center, as well 
as edges of a few other properties between 84th and 88th 
avenues.

Generally, natural topography in the TUC Area should be 
viewed as a great asset to work with, rather than a liability. 
The topography allows unique gateway / branding features 
for the community that differ from other north metro 
suburban communities along I-25 and provides for more 
efficient use of land in development by affording strategies 
such as tuck-under parking.

Floodplain
The Niver Creek Detention northwest of 88th Ave. and 
I-25, outside the TUC boundary, provides significant flood 
control for the Study Area. Inside the Study Area, the 
Niver Creek 100-year floodplain follows an open channel 
in open space to 84th Ct. and Grant St. From there to 
Washington St. and Coronado Pkwy., the creek is conveyed 
underground, but a 100-year flood is anticipated to 
inundate developed properties along Grant St. north of 
84th Ave. and the northeastern portion of the North Valley 
Technical Center.

Lack of Green Space
There is a lack of green space within the Study Area.  
Although the open space southwest of American Furniture 
Warehouse connects to the Niver Creek Detention area 
to the northwest, this area is secluded between major 
thoroughfares and a big box store and is located in the 
floodplain. Besides a few detention areas along Washington 
St. and I-25, the only other green space includes the sports 
fields on the Thornton High School campus.

Liabilities / Constraints
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Lack of Connectivity
Historic development patterns in the Study Area inherently 
preclude a high level of connectivity.  Many of the sites 
have been developed as superblocks, without adequate 
mobility infrastructure either internal to the site or 
connecting to the surrounding environment.  Much of 
this has been discussed in the Mobility sub-section of this 
Chapter. Notably:

•	 The pedestrian environment is challenging due to 
missing sidewalk links, missing ADA ramp facilities, 
attached sidewalks of minimum width, and lack of clear 
crosswalks.

•	 The bicycle environment is practically non-existent in 
the Study Area. A portion of the Niver Creek multi-use 
trail comes into the Study Area but then is bifurcated 
through the area. No other bike infrastructure existed 
in the Study Area during the analysis phase except for 
a bike lane on 88th Ave. that was striped during the 
course of the Study.

•	 The superblock development pattern is a hindrance to 
mobility.

Areas of Stability & Areas for Change
When overlaying all of the previously discussed 
opportunities and constraints, two zones where identified 
within the 535 acres. An area of stability of approximately 
185 acres was identified generally north of 88th Ave. 
in the central portion of the Study Area. Here the uses 
are relatively stable, and / or building infrastructure is 
newer. Conversely, approximately 350 acres or 65% of 
the Study Area was identified as the Area for Change. 
This zone which covers the remaining portion of the 
TUC Area, illustrates a land area where, for instance, low 
improvement to land values exist, buildings 40 years old 
or older exist, and current economic development tools 
such as being in an Urban Renewal or Enterprise Zone 
exist.  These areas have the highest propensity for focused 
investment / reinvestment over the 20-25 year planning 
horizon, and therefore form the basis for more detailed 
recommendations in the private realm.  Public realm 
recommendations address the entire TUC Area as this is 
critical for connectivity within an Urban Center. Map 2-17: Areas of Stability (green) & Areas for Change (red)
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•	 Significant land areas that have never been 
developed, often clustered and many under City 
ownership.

•	 Two large (over 20 acre) significantly economically 
underperforming mall sites and other older, tired 
retail centers of varying sizes.

•	 Older housing stock, primarily rental.

•	 A superblock development pattern that precludes 
good urbanism and connectivity.

•	 A major RTD Park-n-Ride and transfer facility with 
planned expansion and planned new HOT lane along 
I-25 serving this station.

•	 Good service by local transit.

•	 Topography that is a tremendous asset, particularly 
Brittany Hill as a landmark for the community and 

utilizing topography as an asset to provide a critical 
concentration of residents and jobs.

•	 A north Denver metro area location that is well 
positioned, being a 15-minute drive or 15- to 
23-minute express bus ride to / from the two 
downtown Denver transfer stations; relatively 
easy access to / from northern communities given 
adjacency to I-25, and a 30- to 45-minute travel time 
to / from Denver International Airport along 104th 
Ave. or 88th Ave. eventually connecting to C-470.

•	 A great opportunity to capture new north metro 
Denver growth, particularly in creating a substantial 
office cluster and  substantial new housing that 
appeals to Gen Y and Empty Nester clusters. 

•	 A unique opportunity to provide a regional example 
of a non-rail transit Urban Center transformation and 
reinvestment into a vibrant mixed use environment. 

Conditions at a glance - the TUC Area has:


