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INTRODUCTION
Through the course of the project, five development nodes were 
identified for further concentration that fit within the Areas For Change 
as identified in the analysis phase of the process.  These five nodes 
were selected because they also fall within the current South Thornton 
Urban Renewal Boundary.  Three of them are also located within the  
Enterprise Zone.  Three of the nodes are on primarily vacant land that 
has never been built upon (the first three discussed), and two focus 
on redevelopment opportunities within south Thornton (the final two 
discussed). Each of these nodes is referred to as a ‘Site,’ meaning the 
collective parcels that comprise the geographic outline of the node.

Each node is described as follows:

1. Basic Statistics: Acreage, location, current zoning and current number 
of owners.

2. Overview of the node including unique features and general layout.

3. Development Framework: Assets, potential development challenges, 
and overview of probable infrastructure to support development. 

4. Physical Framework: This category discusses both suggested mobility 
improvements and use, form and scale of development to support 
good urban development patterns, support DRCOG Urban Center 
goals, and to provide certainty for the City and potential developers 
in working with the nodes. Two diagrams are included to illustrate the 
framework principles outlined herein.

The nodes are organized as follows:

1. Grant St. / Thornton Pkwy. Vacant Land

2. Russell St. / I-25 Vacant Land

3. 86th Ave. Primarily Vacant Land

4. Thornton Shopping Center

5. North Valley Tech Center
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Map 4-1: Five Development Nodes in the TUC
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Existing: Node 1, looking west from Grant St. with great views to the mountains

NODE 1. GRANT STREET/THORNTON PARKWAY VACANT LAND

Statistics:
•	 Location Boundaries:  

•	 N - Thornton Pkwy.

•	 S - Grant St.     

•	 E - Grant St.

•	 W - Horizon Terrace office 
building /  I-25

•	 Acreage: 21.93, consisting of 16.8 
acres northwest of Grant St. plus 
5.13 acres southeast of Grant St.

•	 Current zoning:  Planned 
Development

•	 Number of owners: 2

Overview:
Approximately 18.53 acres of this Site is owned by the Thornton Development 
Authority. It has remained vacant since this area was platted in the mid 1980’s.  
Future development on the Site would have the advantage of  visibility from 
I-25 depending on the positioning and height of buildings. Topography drops 
from north to south, with an approximate 35’ vertical difference across the Site 
from Thornton Pkwy. to Grant St. (general alignment with Civic Center Dr.), in 
a distance of approximately 350’. The only transport infrastructure currently 
on the portion of the Site northwest of Grant St. includes a 20’ access drive 
that provides secondary egress from the northeast side of the Horizon Terrace 
office building. The parcels located to the southeast of Grant St. have two 
access drives, one located at the southwest corner which provides access to the 
Brittany Hill property, and the other at the northernmost tip which provides 
access to the Adams 12 School District property. The Site has great views to the 
mountains and / or the downtown Denver skyline.
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Existing: Grant St., looking northeast  near middle of Site

Development Framework: 
Assets:
•	 The Site is currently accessible via Grant St., a four lane 

with turn lane street that carries between 8,000 and 
14,000 vehicles daily. 

•	 The Site is served by two bus lines - the 88 that travels 
along Grant St., and the 12 that follows a Grant St. to 
Eppinger Blvd. alignment.

•	 RTD’s Thornton Park-n-Ride facility, located at 88th Ave. 
and I-25, serves local and express buses, provides 817 
parking spaces, and is within a 15-minute walk south of 
the Site.

•	 The Site is primarily owned by the Thornton 
Development Authority. 

•	 The Site, depending on how development is placed and 
the height of development, affords great views to the 
mountains and / or the downtown Denver skyline.

•	 The Site is currently within the South Thornton Urban 
Renewal Area.

•	 At this time the primary option for development 
includes: 

a) Significant office / employment center. This 
may include modest retail in support of the office 
development.

Potential Redevelopment Challenges:
•	 There is a lack of infrastructure - primarily mobility 

within and across the Site.

•	 The existing topography is a perceived barrier. However, 
the great access and visibility potential to / from I-25, 
in conjunction with the ability to provide structured 
parking under buildings that is tucked into the 
topography, provides for significant identity-building 
and for a concentration of walkable office space within 
south Thornton.

Overview of Probable New Infrastructure:
•	 Given this Site has never been developed, both streets 

and utility infrastructure would have to be constructed.

•	 As the Site is currently a super-block, any new 
development should include the construction of 
a new street network both northwest-southeast 
and southwest-northeast through the Site that 
provides adequate access and mobility for the urban 
development pattern desired for the Site.

•	 Storm water detention will need to be provided. This 
should be accommodated in urban detention strategies 
rather than large open fields, except at strategic 
locations.

Existing: Brittany Hill, with TDA-owned land in the foreground



THORNTON URBAN CENTER STUDY

4.4 CHAPTER 4: STRATEGY - NODES

Example: 7-story office building facing a street

Framework: Mobility

Site Boundary

Street   
Connection

Pedestrian  
Connection

0’ 500’250’

Physical Framework: 
Mobility
•	 The current assets of existing transit have been 

identified.

•	 Grant St. has attached sidewalks with four lanes of traffic 
and a center turn lane. 

•	 Thornton Pkwy. at the north provides almost direct 
access to I-25.

•	 As the Site redevelops, it should include at least one 
new southwest-northeast street that connects with 
Grant St. at two points and a potential connection up to 
Thornton Pkwy.

•	 As the Site redevelops, a new northwest-southeast 
street should be created continuing the alignment of 
Civic Center Dr. into the Site, creating a “T” condition 
with a new southwest-northeast street.

•	 A new eastern edge street should be aligned north into 
the Site from Grant St. generally on the alignment of 
the current access drive and continue across Grant to 
the south into the southeastern portion of the Site as a 
street providing access to development here as well as 
to Brittany Hill.

•	 All new streets should be designed with detached 
sidewalks and on-street parking.

Uses, Form & Scale of Development
•	 Redevelopment of the Site, including a new street 

network, establishes three primary buildable zones.

•	 One buildable zone is centrally located in the Site 
along the northwest edge of Grant St. This area 
should include primarily structured parking with 
access from both Grant St. and a new street between 
Grant St. and Thornton Pkwy. - providing split ingress 
/ egress to parking facilities to take advantage of the 
existing grades.



THORNTON URBAN CENTER STUDY

4.5CHAPTER 4: STRATEGY - NODES

Example: 5-story office building with modest setback

Framework:  Uses, Form, and Scale

0’ 500’250’

Site Boundary 

Buildable Zone

Open Space

•	 The other two zones include lands closest to the 
intersection of Thornton Pkwy and Grant St. and 
lands on the southeast side of Grant St.

•	 Zoning on the Site should allow for primarily office uses, 
high density residential and some very modest retail to 
serve the immediate office uses.

•	 A Planned Development Plan should be completed 
by the City to identify the public realm network and 
establish specific building height limitations for 
different buildable areas to best take advantage of the 
grade and views.

•	 Podium and tower buildings would be a logical building 
typology to utilize for many of the zones within this Site. 
This generally means a parking base of approximately 
120’ in width tucked into the topography, with an 
approximate 90’ wide office tower above.

•	  Buildings should be a minimum of five stories and up to 
12 stories depending on the zone, (including structured 
parking), and measured from a Grant St. elevation.

•	 Buildings along Grant St. should be set back enough 
to allow for detached sidewalks and a 10’ setback 
to a building face, to create a pedestrian friendly 
environment along Grant St.

•	 Parks and open space should be provided: 

a) Drainage should be provided as necessary, but 
surface ponds should be minimized, particularly along 
Grant St.

b) A pedestrian and bicycle connection should be 
provided between Thornton Pkwy., the new Civic 
Center Dr. roadway into the Site, and down to Grant St. 
within a horizontal alignment of the street. 

c) Use Brittany Hill as a branded gateway feature with 
urban agriculture.
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Existing: Node 2, looking west across I-25 with great views to the mountains

NODE 2. RUSSELL STREET / I-25 VACANT LAND

Statistics:
•	 Location Boundaries:  

•	 N - Open Space / Drainage / 
North Suburban Medical Center

•	 S - Summit Apartments

•	 E - Spine Center

•	 W - I-25

•	 Acreage: 6.43 

•	 Current zoning:  City Center

•	 Number of owners: 1

Overview:
This Site is currently owned by the Thornton Development Authority. It is a 
vacant site that has never been developed.  The higher elevation provides 
good visibility from the interstate and desirable views to the mountains and 
the downtown Denver skyline. The Site is surrounded on the north and east by 
medical and institutional uses, and to the south by apartments.
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Existing: Spine Center, east of the Site on Russell Blvd. Existing: Summit Apartments, south of the Site

Development Framework: 
Assets:
•	 The Site is currently accessible via Russell Blvd. - with 

this Site currently being a terminus to the west end of 
that street.   

•	 The Site is served by two bus lines - the 88 that travels 
along Grant St., a 5-minute walk, and the 12 that follows 
a Grant St. to Eppinger Blvd. alignment, a 10-minute 
walk.

•	 RTD’s Thornton Park-n-Ride facility, located at 88th Ave. 
and I-25, serves local and express buses, provides 817 
parking spaces, and is within a 15-minute walk of the 
Site.

•	 The Site is owned by the Thornton Development 
Authority.

•	 The Site is currently within the South Thornton Urban 
Renewal Area.

•	 At this time the primary option for redevelopment 
includes: 

a) Office space

b) Institutional facilities

Potential Redevelopment Challenges:
•	 As the Site only has one ingress / egress point at Russell 

Blvd., this may be perceived as having poor connectivity 
and inhibit interest in the Site. This limitation may also 
cause challenges in regard to fire access. 

Overview of Probable New Infrastructure:
•	 Given this Site has never been developed, both street 

and utility infrastructure would have to be constructed.
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Framework: Mobility

Example: 3-story office building

Site Boundary

Street   
Connection

0’ 500’250’

Physical Framework: 
Mobility
•	 The current assets of existing transit have been 

identified.

•	 The Site should be designed such that a public street 
extension of Russell Blvd. is accommodated through the 
Site and aligned with a future roadway connection to 
the south into the Summit Apartments site.

•	 All new drives / streets into the Site should be designed 
with detached sidewalks and on-street parking on at 
least one side of the street.
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Example: 5-story office building

Framework:  Uses, Form, and Scale

0’ 500’250’

Site Boundary 

Primary  
Building Location

Secondary  
Building Location

Uses, Form & Scale of Development
•	 Buildings should be positioned to the west and north 

areas of the Site to take advantage of visibility from I-25 
and clear views across existing drainage / open space.

•	 The existing topography at the west edge of the Site is 
a perceived barrier. However, this affords the ability to 
provide podium/structured parking under buildings 
that is tucked into the topography. 

•	 Development on this Site is envisioned to stay within 
a five-story height limitation given the existing high 
elevation base of the Site and to not stand out too much 
from existing or imagined surrounding development.

•	 A plaza area for employees should be provided.
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Existing: Node 3, looking east / northeast across Grant St. with the Renaissance Apartments in the upper left

NODE 3.  86TH AVENUE PRIMARILY VACANT SITE

Statistics:
•	 Location Boundaries:  

•	 N - Renaissance Apartments, 
Crossland Economy Studios 
hotel, office building

•	 S - 86th Ave. 

•	 E - Pearl St.

•	 W - Grant St.

•	 Acreage: 14.2  

•	 Current zoning:  Business Park, 
Regional Commercial

•	 Number of owners: 3

Overview:
Most of this Site is a vacant, never developed area of south Thornton. It is 
surrounded on the north primarily by residential uses, and to the east, south 
and, west by commercial uses and vacant property. This Site has great views to 
the mountains and to downtown Denver. 
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Existing: Park-n-Ride, looking westExisting: 86th Ave., looking west with the Site on the right

Development Framework: 
Assets:
•	 The Site is currently accessible from Grant St., 86th Ave., 

and Pearl St.

•	 The Site is currently for sale.

•	 The Site is served by three bus lines, all having stops at 
the RTD Park-n-Ride facility. Two of the routes can also 
be accessed within a 10-minute walk to the north or a 
5-minute walk to the east. 

•	 RTD’s Thornton Park-n-Ride facility, located at 88th Ave. 
and I-25, serves local and express buses, provides 817 
parking spaces, and is located immediately  across the 
street from the west edge of the Site.

•	 This is one of the larger vacant development 
opportunities currently in south Thornton.

•	 The Site is within the South Thornton Urban Renewal 
Area.

•	 The Site is within an Enterprise Zone.

•	 At this time the primary options for redevelopment 
include: 

a) Residential development

b) Mixed-use development

Potential Redevelopment Challenges:
•	 Agreement and coordination amongst three property 

owners, or acquisition and assemblage of the parcels by 
a single developer could be difficult.

•	 The Site isn’t viable for retail.  As the TUC Study Area 
and the larger trade area is currently significantly over 
retailed, and given the lack of visibility from I-25 or 
Washington St. - the major retail ‘visual access’ corridors 
in the Study Area, long term viability of retail will be a 
challenge. 

Overview of Probable New Infrastructure:
•	 Both street and utility infrastructure would have to be 

constructed.

•	 As the Site is currently a super-block, any new 
development should include the construction of a new 
street network to provide adequate access and mobility 
for the urban development pattern desired for the Site.

•	 Storm water detention will need to be provided. This 
should be accommodated in urban detention strategies 
rather than large open fields.
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Example: Multi-family with partial below-grade parking taking 
advantage of topography

Framework: Mobility

Site Boundary

Street   
Connection

0’ 500’250’

Physical Framework: 
Mobility
•	 The current assets of existing transit have been 

identified.

•	 As the Site redevelops, it should include at least one 
new east-west public street. 

•	 As the Site redevelops, a new north-south street should 
be created connecting to 86th Ave. to the south and 
allowing for a future northern extension into the current 
Renaissance Apartment complex property.

•	 All new streets should be designed with detached 
sidewalks and on-street parking.  

•	 A safe crossing of Grant St. from the Site to the Park-n-
Ride should be provided.
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Example: Multi-family with tuck-under parking off an alley

Framework:  Uses, Form, and Scale

0’ 500’250’

Site Boundary 

Mid Intensity  
Mix of Uses

Open Space

Uses, Form & Scale of Development
•	 Buildings should face Grant St., 86th Ave. and, if feasible, 

Pearl St. to be consistent with urban development 
patterns. Surface parking should not be allowed 
between a building and an existing or future public 
street except for modest pockets.

•	 Development of building typologies for the western 
portion of the Site should take advantage of the 
topography by providing underground parking for 
buildings.

•	 Development up to five stories is probably the 
highest desired on this Site, if feasible from a financial 
standpoint. 

•	 Parks and open space should be provided: 

a) A public park approximately .5 acre in size should be 
a focus for Site development.

b) Additional parks / plazas should be considered to 
support the development.

c) Any modest open retention areas should be 
restricted to the lower lands generally located at the 
intersection of Grant St. and 86th Ave. / along Grant St.
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Existing: Node 4, looking southwest w/ many vacant storefronts and parking spaces

NODE 4. THORNTON SHOPPING CENTER SITE

Statistics:
•	 Location Boundaries:  

•	 N -  Russell Blvd.

•	 S - E 88th Ave. 

•	 E - Corona St.

•	 W - Washington St.

•	 Acreage: 27.1 

•	 Current zoning:  Community Retail, 
Regional Commercial, Multifamily

•	 Number of owners: 6

Overview:
The Thornton Shopping Center Site (TSC / Site) is one of the oldest platted 
and developed areas in the City of Thornton. The Site historically was the first 
location for retail in Thornton as the community developed in the 1950’s. As 
it exists, the Site contains known conditions of blight. The majority of the Site 
includes an approximately 155,600 sf failing mall complex organized primarily 
in two larger structures, an empty grocery site, and a pad site built from 1966 
to 1978. Smaller parcels line the west edge of the Site. There are 48 apartment 
units in four buildings built in 1972 on the east edge of the Site. North of this 
and abutting Russell Blvd., the newly renovated / expanded Clinica Family 
Health Services is located on a 2.3 acre parcel.  A smaller, .52-acre retail parcel 
is located on the corner of Russell Blvd. and Washington St. currently occupied 
by a used car dealer.  Immediately south and east of this is a .98-acre parcel that 
was recently vacated by the Rangeview Library District. This parcel previously 
held City offices.  The Site is surrounded to the north and east by single family 
detached residential and to the south and west by retail uses. The majority 
of the Site more readily available for redevelopment, without additional 
assemblage, is nearly 21 acres in size.  
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Existing: Node 4, looking south w/ interior access drive and parking 

Development Framework: 
Assets:
•	 The Site is at a key intersection in south Thornton with 

great vehicular access from 88th Ave. and Washington 
St., both arterials carrying approximately 22,000 and 
25,000-30,000 vehicles / day respectively. 

•	 The Site is served by four bus lines - the 92 and 12 that 
pass along its western boundary on Washington St., the 
88 along its southern boundary on 88th Ave., and the 80 
that turns between Washington St. and 88th Ave.

•	 RTD’s Thornton Park-n-Ride facility, located at 88th Ave. 
and I-25, serves local and express buses, provides 817 
parking spaces, and is within a 15-minute walk of the 
Site.

•	 The Site is 1.25 miles west of a planned RTD commuter 
rail station.

•	 The Site has great views to the Rocky Mountains and to 
the downtown Denver skyline.

•	 A significant portion of the Site is currently severely 
underutilized - having an improvements to land value 
ratio of <=1.0.

•	 This is one of the larger redevelopment opportunities 
currently in south Thornton.

•	 The Site is currently within the South Thornton Urban 
Renewal Area.

•	 The Site is currently within an Enterprise Zone.

•	 At this time the primary options for redevelopment 
deemed appropriate for further consideration for long 
term viability of the Site include: 

a) Total removal of the two primary existing 
mall structures and vacant grocer building for 
redevelopment into a mixed-use environment.  

b) Total removal of the two primary existing mall 
structures, vacant grocer building, apartments along 
Corona, vacant library building, and pad site at 88th 
Ave. and Washington St. and redevelopment into a 
mixed-use environment.

Potential Redevelopment Challenges:
•	 Given historic uses on the Site, environmental 

contamination exists. Some of this contamination has 
been verified and is in the remediation process.

•	 There may be additional off-site source points providing 
contamination on the Site.

•	 Assembling multiple parcels (under multiple ownership) 
to create a contiguous land area large enough to 
support a new urban block system could be difficult.

Overview of Probable New Infrastructure:
•	 Given the age and configuration of sewer, water, and 

electric services to the Site, there will be significant 
rebuilding of this infrastructure to support a mixed-use 
environment.

•	 As the Site is currently a super-block, any new 
development should include the construction of a new 
street network both north-south and east-west through 
the Site that provides adequate access and mobility for 
the urban development pattern desired for the Site.

•	 Storm water detention will need to be provided. This 
should be accommodated in urban detention strategies 
rather than large open fields.



THORNTON URBAN CENTER STUDY

4.16 CHAPTER 4: STRATEGY - NODES

Framework: Mobility

0’ 500’250’

Site Boundary

Right-in /  
Right-out

Street   
Connection

Multi-way

Example: Multi-way boulevard

Physical Framework: 
Mobility
•	 The current assets of existing transit have been 

identified.

•	 As the Site redevelops, it should include at least one 
new east-west public street that generally aligns 
approximately 450’ north of the intersection of 88th Ave. 
along Washington St., and to the east with 89th Ave. 
as this has the most direct connection with Hoffmann 
Pkwy. and provides a terminus on the North Hills Church 
of God - an institutional use.

•	 The new connection into the Site along Washington 
St., if generally aligned approximately 450’ north of the 
intersection of 88th Ave., also provides an opportunity 
to continue a connection west through the super-block 
between Pearl and Washington streets. A new street 
connection through these current parking lots would 
bolster connectivity within the broader south Thornton 
area, and provide better access and use to any future 
commercial uses that may be developed on the Site 
from residential uses west of Pearl St.

•	 A new connection into the Site from the south should 
occur at the alignment with the current drive into the 
Walmart Neighborhood Store development. At least 
one new street should be constructed from the north, 

preferably at the alignment with the current access 
drive that is immediately west of Clinica Family Health 
Services.

•	 All new streets should be designed with detached 
sidewalks and on-street parking on at least one side of 
the street, two if fronted by ground floor retail.

•	 Consider constructing a multi-way boulevard section 
along at least a portion of the south and west edges 
of the Site to provide for better local access to the 
new development. Washington St. and 88th Ave. are 
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Framework:  Uses, Form, and Scale

0’ 500’250’

Site Boundary 

Higher Intensity 
Mix of Uses

Mid Intensity  
Mix of Uses

Lower Intensity 
Mix of Uses

Example: Walkable mixed-use development

very busy streets and most likely will be precluded 
from having on-street parking to serve adjacent uses, 
therefore, a multi-way boulevard section provides for 
this local access, safer travel for the local traffic, and 
can act as a gateway / branding feature for the Site 
and this Original Thornton area of the community. This 
multi-way section will also provide for a higher level of 
intensity of development on the Site.

Uses, Form & Scale of Development
•	 Redevelopment of the Site should encourage retail uses 

primarily along the 88th Ave. and Washington St. edges, 
and if development viability allows, the retail could 
continue east into the Site. 

•	 Zoning on the Site should allow for a vertical mix of uses 
to occur.

•	 Primarily low to mid-intensity residential uses (such as 
townhomes) should be located on the east and north 
areas of the Site to transition to the existing adjacent 
residential neighborhoods.

•	 As Russell Blvd. may become a more prominent access 
route through redevelopment of the Site, larger 
setbacks or side facing attached housing could be 
considered here.

•	 Development should be limited to five stories, as 
feasible from a financial standpoint.

•	 Visibility of parking (surface and structured) from 
the street should be minimized. Structured parking 
wrapped with uses or as one story (with wrap facing a 
street) to a multi-story building is acceptable.

•	 A park space or plaza should be a focus for the 
redeveloped Site.  This space should be no less than .5 
acre in size (if a plaza) to approximately 1 acre.
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Existing: Node 5, west end of NVTC with existing uses

NODE 5. NORTH VALLEY TECH CENTER

Statistics:
•	 Location Boundaries:  

•	 N - 84th Ave.

•	 S - South City Boundary /  
Approximately E. 83rd Dr.

•	 E - Washington St.

•	 W - I-25

•	 Acreage: 37.4 

•	 Current zoning:  Regional 
Commercial

•	 Number of owners: 2 

Overview:
The North Valley Tech Center (NVTC / Site) Site is an old mall development 
nestled at the south edge of the City of Thornton.  The Site is surrounded to the 
north and east by commercial uses and to the south by primarily single family 
detached homes in Adams County. The east side of the Site borders I-25. The 
majority of the Site includes an approximately 477,225 sf failing mall complex 
built in 1968.  A gas station pad site is located on the southwest corner of 
Washington St. and 84th Ave. and another pad site with a vacant building is 
located near Grant St. and 84th Ave. A majority of the land, nearly 37 acres, is 
under single ownership. Sungard, a data storage company, Regis University’s 
Dual Language Campus and an urgent care facility are primary current users of 
the mall building. In addition, the City of Thornton’s Arts and Culture Division 
utilizes some space for events. Nearly 450,000 sf of the mall space is available 
for lease. The Site historically held one of the earliest malls built north of Denver 
serving Thornton and the near north metro area. The Site as it exists contains 
known blight conditions.
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Existing: Node 5, looking west across NVTC

Development Framework: 
Assets:
•	 The Site has great vehicular access from I-25, the 

gateway interchange into Thornton; as well as from 
84th Ave. and Washington St., both arterials carrying 
approximately 29,000-33,000 and 25,000-30,000 vehicles 
/ day respectively.

•	 The Site is served by two bus lines - the 80 that travels 
along 84th Ave., and the 12 that passes along its eastern 
boundary on Washington St..

•	 RTD’s Thornton Park-n-Ride facility, located at 88th Ave.
and I-25, serves local and express buses, provides 817 
parking spaces, and is within a 20-minute walk of the 
Site.

•	 This is one of the larger redevelopment opportunities 
currently in south Thornton.

•	 The Site is within the South Thornton Urban Renewal 
Area.

•	 The Site is within an Enterprise Zone.

•	 At this time, the primary options for redevelopment 
include: 

a) Partial removal of the existing mall structure and 
redevelopment into a mixed-use environment.  This 
option would retain existing active uses on the Site, 
presume repositioning and lease of approximately 
110,518 sf of space, and primarily include removing  
approximately 330,000 sf of the mall for redevelop-
ment.

b) Total removal of the existing mall structure and 
redevelopment into either a mixed-use environment or  
a major institutional use.

Potential Barriers to Redevelopment:
•	 Given historic uses on the Site, some environmental 

contamination may exist. 

•	 The 100-year floodplain covers a portion of the 
northeast section of the Site.

•	 Separate long-term land and building leases exist.

•	 There is a lack of visibility from I-25 for low intensity 
commercial uses.

Overview of Probable New Infrastructure:
•	 Given the age and configuration of sewer, water, and 

electric services to the Site, there will be significant 
rebuilding of this infrastructure to support a mixed-use 
environment.

•	 As the Site is currently a super-block, any new 
development should include the construction of a new 
street network both north-south and east-west through 
the Site that provides adequate access and mobility for 
the urban development pattern desired for the Site.

•	 The missing Niver Creek Trail connection should be 
completed from north 84th Ave. and west of Grant 
St. across 84th Ave. through the Site to intersect with 
Washington St. and connect to the existing trail on 
the east side of Washington St. generally aligned with 
Coronado Pkwy. N.

•	 Storm water detention will need to be provided. This 
should be accommodated in urban detention strategies 
rather than large open fields, except for within the 
current floodplain area where it is recommended that 
open space here accommodate the floodway, additional 
detention warranted by redevelopment, and the missing 
Niver Creek Trail connection. Depending on topography 
and the ultimate redevelopment strategy, additional 
modest facilities could be provided generally along the 
southern edges of the property.
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Example: Single-family attached housing

Framework: Mobility - This diagram presumes full redevelopment of the mall.

Site Boundary

Street   
Connection

Trail   
Connection

0’ 500’250’

Physical Framework: 
Mobility
•	 The current assets of existing transit have been 

identified.

•	 As the Site redevelops, it should include at least one 
new east-west street.

•	 As the Site redevelops, a new north-south street should 
be created continuing the alignment of Grant St. south 
into the Site.  

•	 For areas of the mall that are removed and redeveloped, 
a connected additional street grid / block system 
should be introduced to provide mobility and organize 
development on  the Site.

•	 A new eastern edge entrance with Coronado Pkwy. N. 
should replace the current two access points.

•	 The Niver Creek Trail missing link should be 
accommodated.

•	 Consider an additional ingress / egress point down to 
E. 83rd Dr. along the southeastern portion of the Site 
as needed depending on intensity of redevelopment. 
This access point would take advantage of the existing 
intersection with Washington St.

•	 All new streets should be designed with detached 
sidewalks and on-street parking.
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Example: Walkable mixed-use development

Framework:  Uses, Form, and Scale - This diagram presumes partial retainage of existing mall.

Site   
Boundary 

Higher Intensity  
Mix of Uses

Mid Intensity  
Mix of Uses

Lower Intensity  
Mix of Uses

Remaining 
Mall

Open Space

0’ 500’250’

Uses, Form & Scale of Development
•	 Zoning on the Site should allow for a vertical mix of 

uses.

•	 Development should be limited to five stories as 
feasible from a financial standpoint.

•	 As a new street network is built, new buildings should 
face these streets without parking between the street 
and the building.

•	 Parks and open space should be provided:

a) A park or plaza should be a focus for the 
redeveloped Site.    

b) The passive / drainage / trail open space at the 
northeast portion of the Site should be included. 
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