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Peoria Station Catalytic Project 

1. Introduction 

Project Purpose  

The Denver region has been awarded $4.5 million from the U.S. Department of Housing and 
Urban Development to support planning and implementation activities throughout the region. 
With this grant, the Sustainable Communities Initiative (SCI) hosts a partnership of government, 
public and private sector organizations working together to implement Metro Vision while 
leveraging the multi-billion dollar FasTracks transit system expansion. The goal of the SCI is to 
align investments, programs and policies to maximize the benefits of the region's investment in 
transit.  

The East Corridor, a 22.8-mile commuter rail line between Union Station and DIA, is under 
construction with an anticipated 2016 opening. Over the past decade, several station area and 
neighborhood plans have been developed at the local level for stops along the line. Aurora 
adopted The Peoria-Smith Station Area Plan in 2009. As part of SCI’s corridor implementation 
activities, a specific site that offers the potential for transformational changes as a catalytic 
project was selected for each corridor. Peoria Station of the Peoria-Smith Station Area Plan was 
selected as the catalytic project site for the East Corridor. 
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The three primary objectives of the project as identified during project conception and 
articulation include the following. 

1. Identify opportunities for development in the Peoria Street corridor through the 
utilization of publically-owned and purchased remnant parcels to create a more 
attractive “front door” to Peoria Station.  

2. Provide pre-development planning for an Aurora Housing Authority owned 
property within the Station Area to assess its future development potential.   

3. Conduct a parking structure feasibility study to assess the potential for higher-
intensity development around Peoria Station. 

The focus of the project is to identify near-term opportunities to attract uses that will serve as a 
model for future development and catalyze additional development while improving access and 
opportunities to existing adjacent communities. Utilizing parcels purchased for the Peoria 
Crossing and Aurora Line to grade separate Peoria Street from the railroad freight tracks and 
the East Rail Line facility will help to spark this effort.  

Within the scope of the project, exploring how to improve Peoria Station as a multi-modal 
street to support bus service, pedestrian, and bicycle access to the rail station and improving 
last mile connections to nearby Northeast Denver and several Aurora neighborhoods will be 
important to leverage public improvements in catalyzing desired private investment.  
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Document Organization  

This document contains the following seven sections, including a list of key findings preceding 
the section narrative. Within each section are several maps to illustrate key points identified 
throughout the report.  

1. Introduction, outlines the purpose of this study, and provides a review of local 
demographics and planning considerations.  

2. Land Use and Zoning summarizes land use and zoning characteristics within the Station 
Area.  

3. Community Character and Form provides a description of the built environment and 
development patterns.  

4. Multimodal Circulation discusses transportation elements related to the Study Area and 
Station Area.  

5. Parking identifies existing parking and potential parking improvement opportunities within 
the Station Area.  

6. Market Conditions provides a review of economic factors facing future investment within 
the Market Area.  

7. Housing, discusses the range of housing challenges and opportunities present in the 
Station Area.  
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Areas of Assessment 

Peoria Station and the surrounding area provide an opportunity to create a strong sense of 
place and a recognizable identity for East Denver and Northwest Aurora. With its central 
location along the East Rail Line and terminus of the Aurora Line/I-225 Rail, the residents and 
workers of the area and the adjacent neighborhoods will have the potential to travel to and 
from a variety of destinations – downtown Denver, Denver International Airport, Southeast I-
25/Denver Tech Center, Anschultz Medical Center, Aurora City Center and more – in just 
minutes. People will also be able to travel directly by light or commuter rail to much of the 
metropolitan region. 
 
The following terminology describes the four levels of analysis used throughout this report. 

Peoria Station (the Station) refers to the physical location of the actual transit station stop. The 
Station is located just west of Peoria Street and approximately ½-mile south of Interstate 70. 
 
The Station Area includes land within a 1/2 mile radius of the Station, or the typical walking or 
biking distance most transit users are willing to travel to use public transit. The area immediately 
surrounding the Station is largely industrial with some existing commercial development along 
Peoria Street. 

The Study Area includes land within a 1-mile radius of the Station. While the Station itself is 
located in Aurora, the Study Area includes areas of both Aurora and Denver. The Study Area 
also includes Sand Creek and the Sand Creek Regional Greenway, and portions of the 
Montbello, Morris Heights and Stapleton neighborhoods. The Anschultz Medical Center is 
outside of the Study Area, but is located nearby south of Fitzsimons Parkway. 
 
The Market Area is the broadest scale of analysis, reflecting the larger market and 
demographic conditions facing Peoria Station. Data and trends for the following Demographics 
Section and portions of Chapter 7-Housing are analyzed using the larger competitive Market 
Area rather than the traditional half-mile Station Area. The Market Area used in this analysis is 
generally bounded by Quebec Street on the west, E 56th Avenue on the north, N Chambers 
Road on the east, and E 6th and E 11th Avenues on the south. It is divided into four subareas 
(Aurora-East of Peoria, Colfax Corridor, Montbello, and Stapleton) based on area characteristics 
and period of development.  

This approach is utilized for two reasons. First, analyzing demographic and housing data for the 
larger area provides the broader context required for detailed market studies of potential uses. 
Second, given current data acquisition tools, it is not possible to isolate the minimal 
demographic and housing activity (approximately 14 single family homes) within the Station 
Area in a meaningful way. The four subareas identified within the Market Area provide a more 
detailed and nuanced analysis of the factors and trends influencing development for Peoria 
Station.  
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Demographics 

The 2013 population of the Market Area is estimated at 121,000 (Table 1.1). Since 2000, the 
Market Area’s population has grown by an average of 1,500 people per year or 1.4 percent 
annually. This is comparable to the annual growth seen in the Cities of Aurora (1.7 percent) and 
Denver (1.3 percent). While the Colfax Corridor subarea decreased in population from 2000 to 
2013, Aurora-East of Peoria and Montbello showed slight increases. The Stapleton subarea 
proved to be the real driver of growth in the Market Area, adding 1,238 people per year, or 23 
percent annual growth.  

Table 1.1: Population 
 Change 2000-2013 

  Area 2000 2013 Total Ann. # Ann. % 

Market Area 101,171 120,840 19,669 1,513 1.4% 

Aurora-East of Peoria 25,713 26,571 858 66 0.3% 

Colfax Corridor 44,969 44,291 -678 -52 -0.1% 

Montbello 29,338 32,736 3,398 261 0.8% 

Stapleton 1,151 17,242 16,091 1,238 23.1% 

City of Aurora 278,687 348,535 69,848 5,373 1.7% 

City of Denver 554,671 657,946 103,275 7,944 1.3% 

Source: Claritas; Economic & Planning Systems 
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Households 

There are currently 37,500 households in the broader Market Area (Table 1.2) and average 
annual growth between 2000 and 2013 was 1.2 percent. This lags slightly behind the annual 
rates of growth seen in Aurora (1.6 percent) and Denver (1.5 percent). Among the market 
subareas, Aurora-East of Peoria lost over 400 households between 2000 and 2013, and the 
Colfax Corridor and Montbello subareas each had slow annual household growth (0.2 percent 
and 0.5 percent respectively). Household growth rates in the Stapleton subarea were very high, 
accounting for 91 percent of overall growth in the Market Area. The 2000 to 2013 time period 
captures almost the entirety of Stapleton’s development to date. 

Table 1.2: Households 
 Change 2000-2013 

  Area 2000 2013 Total Ann. # Ann. % 

Market Area 32,044 37,562 5,518 424 1.2% 

Aurora-East of Peoria 8,878 8,467 -411 -32 -0.4% 

Colfax Corridor 15,190 15,540 350 27 0.2% 

Montbello 7,953 8,506 553 43 0.5% 

Stapleton 23 5,049 5,026 387 51.4% 

City of Aurora 106,392 130,891 24,499 1,885 1.6% 

City of Denver 239,257 290,452 51,195 3,938 1.5% 

Source: Claritas; Economic & Planning Systems 
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Housing Tenure 

Currently, owner-occupied households represent 51 percent of households in the Market Area 
which is in line with the City of Denver (50 percent) and slightly below the City of Aurora (60 
percent) as shown in Table 1.2. Among the market subareas, Montbello (64 percent) and 
Stapleton (77 percent) have the highest owner-occupancy rates, and the nearby Morris Heights 
Neighborhood has owner-occupancy of 75 percent. These areas have higher percentages of 
single family detached units (see Table 7.3), which may be one factor contributing to the higher 
ownership percentage. In contrast, the Colfax Corridor subarea has a significantly higher rate of 
rental occupancy (65 percent), which corresponds to a higher proportion of multi-family units as 
will be shown in more detail in the housing section later in this report. Aurora-East of Peoria 
owner-occupancy falls around the area average (52 percent). 

 

Table 1.3: Housing Tenure 
 Renter-Occupied 

HH 
Owner-Occupied 

HH 
 Area # % # % 

Market Area 18,414 49% 19,148 51% 

Aurora-East of Peoria 4,100 48% 4,367 52% 

Colfax Corridor 10,138 65% 5,402 35% 

Montbello 3,037 36% 5,469 64% 

Stapleton 1,139 23% 3,910 77% 

City of Aurora 52,207 40% 78,684 60% 

City of Denver 146,034 50% 144,418 50% 

Source: Claritas; Economic & Planning Systems 
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Age 

Overall, the two cities have very similar age demographics, with median ages of 34.4 and 
approximately 51 percent of the population 35 and under. Denver does have a noticeable, 5 
percent higher proportion of population in the 25-34 age bracket. The Market Area population 
is, on the whole, slightly younger than Aurora or Denver, with a median age of 30.8 and 57% of 
the population under age 35. Three of the market subareas contribute significantly to this, with 
Aurora-East of Peoria, Colfax Corridor, and Montbello all having between 57 and 60 percent of 
their populations below the age of 35. The Stapleton subarea is more in line with the city 
averages. 

Education 

Differences in educational attainment in the Market Area contrast significantly with Aurora and 
Denver as a whole. Approximately 61 percent of residents in the Market Area have a high 
school education or less. In comparison, that figure for Aurora is 40 percent and for Denver, 33 
percent. While only 25 percent of residents in the Stapleton subarea have only a high school 
degree or less, in the other three subareas, that figure ranges between 59 and 62 percent. The 
higher percentage of residents in the area with only a high school degree or less impacts the 
types of jobs available to the local population and should influence efforts to attract 
employment to the Station Area. 

Income 

Median household incomes across the Market Area, Aurora, and Denver are relatively clustered 
in the $43,000 to $50,000 range. Average incomes, however, are approximately 20 percent 
higher in Denver than in the other areas. The Stapleton subarea’s contrast with the other three 
subareas is demonstrated even more clearly with these two metrics. While median household 
incomes range from $34,000 in the Colfax Corridor to $46,000 in Montbello, in Stapleton, the 
median household income is almost $118,000. Similarly, average household income in Stapleton 
is approximately $138,000, while it ranges from $47,000 in Aurora-East of Peoria and the Colfax 
Corridor to $57,000 in Montbello. 
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Commuting 

Commute patterns do not vary significantly across the areas evaluated, as shown in average 
work commute mode share (Table 1.4). The great majority of workers commute by driving 
alone, ranging from 70 percent in the Market Area and in Denver up to 78 percent in Aurora. In 
the Market Area, that 7 percent difference is offset mostly by higher public transit use, while in 
Denver it is split among higher use of transit, walking, biking, and working at home. Among the 
subareas, the Colfax corridor (well served by RTD bus routes) has only 63 percent driving alone 
to work (13 percent using transit), while Montbello shows 78 percent driving alone to work, and 
extremely low numbers (less than 1 percent) walking or biking.  

  Table 1.4: Work Commute Mode 

 Market Area City of Aurora City of Denver 

Mode # % # % # % 

Work at Home 1,945 3.7% 5,910 3.5% 19,269 5.8% 

Walk 955 1.8% 2,196 1.3% 14,518 4.3% 

Bike 556 1.1% 601 0.4% 7,871 2.4% 

Carpool 8,027 15.4% 18,177 10.6% 31,824 9.5% 

Drive Alone 36,160 69.5% 132,789 77.8% 235,803 70.4% 

Transit 3,954 7.6% 9,330 5.5% 21,986 6.6% 

Other 426 0.8% 1,691 1.0% 3,576 1.1% 

Source: Claritas; Economic & Planning Systems 
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Planning Context 

There are two primary planning documents that guide future improvements to the Study Area: 
the Peoria-Smith Station Area Plan and the Denver TOD Strategic Plan.  

Peoria-Smith Station Area Plan (A Framework for Transit-Oriented Development, 
September 2009) 

The Peoria-Smith Station Area Plan (September 2009), is one in a series of station area plans 
prepared by the City of Aurora to promote transit-oriented development (TOD) around the 
transit stations. The Plan focuses on the redevelopment potential west of Peoria Street. It is 
expected that the influence of the Station on redevelopment for transit-supportive uses is more 
likely to occur west of Peoria Street rather than on the east side. Peoria Street is a major barrier 
to pedestrians, and it is important to define the safe crossings to the station. 
 
The Peoria-Smith Station Area Plan supports the Station by promoting bus transfer and park-n-
Ride facilities in a transit-oriented office district that would include supporting retail, commercial 
and residential uses. 
 
Proposed Land Use Framework. The proposed land use concept provides transit-supportive 
office and residential uses that capitalize on the Station’s regional accessibility and offer 
economic development support. The Plan proposes mixed use office spaces, mixed use 
housing and retail uses near the Station. The “mixed-use” designation indicates that a vertical 
mix of uses is encouraged. Surface park-n-Ride and bus transfer facility (to the East and West of 
Nome street extension) and public spaces are also planned adjacent to the Station. A 
pedestrian and bicycle underpass is also proposed to provide a safe and convenient alternative 
to Peoria Street to access the Station from the north. The Aurora Line/I-225 Rail is diverted 
slightly to accommodate a recently completed Peoria Street grade separation from the freight 
and commuter rail lines to remove delays due to trains on Peoria Station.  
 
Zoning Guidance and Design Guidelines. Existing zoning around the Station (a wide range of 
commercial zoning districts) do not permit the mixed-use, compact and high density building 
form envisioned by the Peoria-Smith Station Area Plan. The Plan proposes two sub-Districts for 
the Peoria Station: the Core Sub-District (medium to high intensity commercial, residential, 
hotel, civic and entertainment uses with parking) and the General sub-District (density less than 
the Core, the uses in this sub-District will be primarily commercial while encouraging mixed-use 
and residential). The Plan and the sub-Districts zoning is to be used by applicants in conjunction 
with the City’s TOD zoning district. 
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Development Standards. The Station Area Plan proposes modifications to the development 
standards in the City of Aurora zoning code section 146-728 (Table 1.4). The plan specifies 
development standards for block size, street grid, residential density, building heights, urban 
form and set back standards in the core and the general sub-districts. 
 
Table 1.5: Development standards (Peoria-Smith Station Area Plan) 

Standards Core sub-District General sub-District 

Block Size and 
Street Grid 

Blocks shall typically be no longer than 500 feet in length and no more than 
1,600 feet around the perimeter. 

Residential Density 30 units per acre 20 units per acre 

Building Heights  Minimum 2 stories. No 
maximum height limit 

Minimum 2 stories and maximum 5 stories 

Urban Form  Ground floor uses to consist of 
active uses frequented by 
pedestrians. In the Core Sub-
District, buildings shall be built 
to the property line  

Ground floor uses to consist of active uses 
frequented by pedestrians 

Building Setbacks  TOD Zoning District setbacks apply. In addition, setback not more than 10’, but 
shall not exceed 40% of the building frontage 

 

 

Building Forms 

Continuous building frontage is required on the Station Street. Except 
residential uses, clear windows at grade required for minimum 60% of the 
façade. Entries shall front on the major streets and be defined with architectural 
features. Quality materials on the ground floor façade are required. Blank walls 
not permitted on any façade. No loading docks on major pedestrian streets. 
Roof gardens and green roofs encouraged  

Drive-through windows of any kind 
shall not be permitted in the Core sub-
district 

 

 
Design Guidelines. The Station Area Plan provides design guidelines to establish high quality 
requirements for design of all projects subject to TOD zoning. The guidelines cover 
sustainability, pedestrian connectivity, public space requirements, streetscape and landscape 
elements, site furnishings, signage, materials, architecture and storefront design 
recommendations.  
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Transit Oriented Denver (Transit Oriented Development Strategic Plan, 2014) 

The Transit Oriented Development (TOD) Strategic Plan focuses multiple efforts, such as the 
2006 TOD Strategic Plan and multiple station area plans into a concise work program that 
would guide the critical City-led actions needed for successful TOD in Denver. This document 
lays out the foundation of an implementation action plan over the next six years, provides city-
wide and station specific recommendations, and establishes a system to track and monitor 
Denver’s success so the City can continue to refine and improve its strategic moves in the 
future. 
 
TOD Typology. The 2014 update builds on the existing typology of station types from the 2006 
TOD Strategic Plan to mesh with the neighborhood context established in the Denver zoning 
code. Peoria Station is classified as ‘suburban’ under station typology. Suburban rail stations are 
characterized by their higher level of transit service and pedestrian orientation than the 
surrounding, auto-oriented context. These stations may take on the qualities of a town center, 
having a mix of uses with some mid-to-high-rise buildings oriented towards the transit station, 
but with significant amounts of surface or structured parking for commuters. A public plaza or 
open space serving as a community gathering place is a desired amenity. Residential 
neighborhoods consisting of single-unit and two-unit residential uses and small-scale multi-unit 
residential uses are found further from the Station. 
 
The 2014 strategic plan adds an ‘Innovation’ functional overlay to Peoria Station. This 
designation is applied to stations that have a key functional aspect on top of their context type 
that provides additional context and clarifies future expectations. Innovation stations are 
characterized by their high degree of mixed use, adaptive reuse of existing structures, and 
creative approach to business. These stations typically are found in existing industrial areas, but 
may have experienced new housing and retail arriving with the rail station. Under-utilized 
warehouses are being reused by young companies looking for space, often seeking synergy 
and cooperation with other likeminded companies. 
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Strategize Peoria Station. Peoria Station was evaluated for market readiness, development 
readiness and TOD readiness and classified as ready for “strategizing”. This means that Peoria 
Station is in among the stations that are still in pre-development planning phase. Planning is 
needed to guide future investment and infrastructure projects around this station. Strategizing 
establishes a path to move forward into the Catalyze and Energize stages.   

The 2014 TOD Strategic Plan identifies the city-owned properties along Peoria Street as a key 
development opportunity. The following table summarizes the existing state (market, TOD and 
development readiness) of Peoria Station and the action plan for the next six years. 
 
 Table 1.6 : Existing State Summary and Action Plan for Peoria Station 

  

Typology  SU-IN (Suburban- Innovation) 

Score Market Readiness Medium-Low 

Development Potential Medium  

TOD Characteristics Low 

Status Plan Complete 

Infrastructure Analysis None 

Zoning None 

Infrastructure Investment $10,000,000+ 

Action 
Plan 

Continue efforts with DRCOG Sustainable Communities Initiative (SCI) 
including implementation of catalytic projects focused on development 
opportunities, parking and affordable housing (Time frame: 2014/2015) 

Consider the continuation of SCI efforts to organize stakeholders on further 
strategizing and implementing TOD along the East Corridor (Time frame: on-
going) 

Monitor and respond to future development opportunities, infrastructure 
needs and/or DIA parking management opportunities (Time frame: on-going) 
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2. Land Use and Zoning 

Key Findings  

• The area immediately within and surrounding the Station Area is dominated by industrial 
uses, and yet the amount of land area zoned industrial is much larger than the amount 
that is in active industrial use. The amount of vacant land and non-conforming uses in 
industrial zones suggest there is a great deal of redevelopment and growth potential. 

• Peoria Street is lined with commercial/retail uses, but most of those parcels are zoned 
industrial, particularly on the Denver side which is zoned I-B for General Industrial. Much 
of the existing commercial-zoned land sits within the two future light rail alignments, so 
in the future there will be very little land left to allow additional commercial uses along 
Peoria Street without rezoning. 

• The commercial zoning that does exist along Peoria Street is auto-oriented in nature 
and generally does not allow or encourage transit-oriented, mixed-use development to 
occur.  

• The light industrial zones, despite having allowed uses that could be compatible with a 
transit- and pedestrian-oriented employment area, have development standards that 
encourage auto-oriented building orientation. 

• Very little residential use or zoning is found in the Station Area, so the primary market for 
the station under existing conditions would be to serve employers in the industrial and 
commercial properties. Parcels immediately adjacent to the station, in particular, are 
entirely industrial. A better jobs-housing balance would require substantial rezoning and 
redevelopment. 

Existing Land Use  

Existing land uses are shown in the Land Use Map in Appendix A. Immediate land uses within 
the Station Area are summarized in Table 2.1 below. Nearly two-thirds of these parcels are 
occupied by industrial uses, and they are distributed on both sides of the railroad corridor and 
both sides of Peoria Street. Vacant parcels are the next most common land use and are mostly 
located in the industrial areas. Commercial uses, while a small proportion of the land in the 
Station Area, are the dominant use along the Peoria Street corridor. These are mostly auto-
oriented retail and service uses such as fast food, tire shops, gas stations, and motels, mixed 
with a small amount of public, office, mixed-use, and parking uses. It is also important to note 
that there is one marijuana dispensary along 40th Avenue west of Peoria Street and just south of 
I-70. Residential uses are confined to a small portion of Aurora’s Morris Heights single-family 
neighborhood that falls within the Station Area.  Although not a significant portion of the land 
uses within the Station Area, there are some notable public uses including the Denver County 
Jail, a U.S. Immigration and Customs Enforcement (ICE) facility, and the Aurora (Sand Creek) 
Water Re-use Facility. 
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Table 2.1: Existing Land Use by Type  within the  Station Area 
Land Use Type Jurisdiction Total Acres % of Total 

Industrial Aurora/Denver 231 61.2% 

Vacant  Aurora/Denver 44.7 11.8% 

Commercial Aurora/Denver 29.9 7.9% 

Single Family Aurora 22 5.8% 

Open Space Aurora/Denver 15.1 4% 

Public Aurora/Denver 14 3.5% 

Mixed Use Denver 9.6 2.5% 

Office Aurora 9.2 2.4% 

Parking Denver 2.2 0.6% 

Railroad Aurora/Denver 1 0.3% 

Total 378.7 100% 

 

The mixed use category utilized within this analysis can be defined as development referring to 
urban places where residential, retail and commercial uses are intertwined, including 
downtown, corridors such as along main streets, transit-oriented development around rapid 
transit stations, town centers, and other urban centers. This definition is derived from the 
Blueprint Denver supplement (2002) to the Denver Comprehensive Plan of 2000.
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Natural Areas and Recreational Amenities 

Peoria Station is in relatively close proximity to natural areas and regional trails (see Natural 
Areas and Recreational Amenities Map in Appendix A). Sand Creek runs roughly east-west 
through Denver and Aurora about ½-mile south of the Station, and the Sand Creek Regional 
Greenway multi-use trail runs alongside the creek. The trail is not only an important regional 
recreational trail, but also part of the much longer Colorado Front Range Trail that stretches 
across the state and beyond. Sand Creek Park is an Aurora city park that surrounds the portion 
of the creek and trail closest to the station, with several paved pathways and a lake. The park 
and the greenway trail have several access points from Peoria Street and several nearby local 
streets. Another nearby destination is the Bluff Lake wildlife refuge, located in Denver to the 
southwest and outside of the Station Area across from Sand Creek. Bluff Lake has a network of 
trails going around it and also features the Bluff Lake Nature Center, which offers educational 
and interpretative opportunities. 
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Existing Zoning Designations  

The Zoning Map in Appendix A shows the current zoning for the area and Table 2.2 provides a 
summary of total acres by zoning type within the Station Area. Based on existing zoning, 
industrial-related zoning districts have the largest share of land within the Station Area, at 84% 
of the total. The City of Aurora has the only residential and open space zoning in the Station 
Area.  

Table 2.2: Zoning Summary by Type 
Zoning Type Jurisdiction Total 

Acres 
% of 
Total 

Industrial Aurora/Denver 419 84% 

Business and 
Commercial  

Aurora/Denver 35.2 7% 

Residential  Aurora 33.2 7% 

Open Space Aurora  12.7 3% 

Total 500 100% 

There are 13 zoning districts within the Station Area, comprising three City of Denver zoning 
districts and 10 City of Aurora zoning districts. Table 2.2 provides a summary of the zones with 
their total acreage in the Station Area. Each of the zones has different use and development 
standards outlined below. Within the largest two zoning districts by land area (I-B and M-3), 
there are minimal developments standards that would encourage transit oriented development, 
including ground floor entrance and transparency requirements. Residential uses are not 
permitted and non-industrial businesses are limited within these districts. The existing retail 
marijuana dispensary along 40th Avenue is located on a parcel zoned General Industrial (I-B). In 
addition to the existing zoning districts described here, both cities have other zones that would 
encourage transit oriented development uses, such as the TOD zone in Aurora and the I-MX 
(Industrial Mixed Use) zone in Denver.
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Table 2.3: Zoning Summary by Designation 
Zoning Designation Total 

Acres 

City of Denver 

I-A Industrial - Light  10.4 

I-B Industrial - General  186.4 

S-CC-3 Commercial Corridor  1.5 

City of Denver Total 198.3 

City of Aurora 

R-4 High Density Multi-Family 
Residential 

1.8 

R-1 Low Density Single-Family 
Residential  

31.3 

OPEN  Open Space 12.7 

MOD Light Industrial 7.8 

M-3 Heavy Industrial 140.8 

M-2 Medium Industrial 16.6 

M-1 Light Industrial 57.1 

B-4 Business and Commercial 4.4 

B-3 Highway Service District 18.9 

B-1 Retail Business 10.3 

City of Aurora Total 301.7 

Total 500 

 





Peoria Station Catalytic Project  Existing Conditions Report 

07.20.14  26 

 

City of Denver Zoning Districts 

 I-A: Light Industrial. This district is intended to be an employment area containing 
offices, business and light industrial uses that are generally compatible with adjacent 
Residential or Mixed Use Commercial Zone Districts. No new residential uses may be 
established in the I-A Zone District in order to maintain and support a stable 
employment base for the city. Accordingly, I-A zoned areas serve as a land use buffer 
between more residential areas and more intensive industrial areas, which may be zoned 
I-B General Industrial. All uses conducted in this Zone District must be enclosed within a 
structure, unless specifically allowed to operate out of doors. Selected development 
standards include: 

o Floor/area ratio of 2.0 (max.) 
o 20-foot front and 10-foot side setbacks 
o Parking is allowed in front of building 
o No transparency or pedestrian entrance requirements 

 I-B: General Industrial. This district is intended to be an employment area containing 
industrial uses that are generally more intensive than uses permitted in the I-A Zone 
District. The overall purpose of the district is to promote industrial development and 
economic activity. No new residential uses may be established in the I-B Zone District in 
order to promote and continue a stable employment base for the city.  

o Floor/area ratio of 2.0 (max.) 
o 20-foot front and 10-foot side setbacks 
o Parking is allowed in front of building 
o No transparency or pedestrian entrance requirements 

 S-CC-3: Commercial Corridor – 3. S-CC-3 applies primarily to auto-oriented arterial 
street corridors where a building scale of one to three stories is desired. Only one parcel 
within the Station Area has this zoning designation, at Peoria and 37th. Selected 
development standards include: 

o Three-story max height or 45 feet 
o No minimum setbacks 
o 40% transparency requirements 
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City of Aurora Zoning Districts 

 R-4; High Density Multi-Family Residential District. This district promotes and 
encourage a suitable environment for residential neighborhoods, through various types 
of medium density housing with adequate amounts of usable open space and amenities; 
in close proximity to collector streets and public transit facilities; and prohibits 
commercial-related uses. Selected development standards include: 

o 7,000 sq. ft. min. site area 
o 1,089 sq. ft. min. per dwelling unit 
o 60-foot max height 
o 90-foot minimum lot frontage 
o 45% min landscaped area 

 R-1; Low Density Single-Family Residential District. This district allows for low density, 
single-family residences, and promotes and encourages a suitable environment for 
residential neighborhoods. This district prohibits all activities of a commercial nature. 
Selected development standards include: 

o 6,000 sq. ft. minimum lot size per household 
o 35-foot height limit 
o 60-foot minimum lot frontage 

 OPEN; Open Space District. The open district is intended to include certain large open 
land areas, which by reason of topographical features or proximity to natural drainage 
courses, or established airports make such areas unsuitable for development. 

 M-O; Industrial Office District. The purpose of this district is to provide employment 
centers with offices, office showrooms, light warehousing, light manufacturing, and 
research and development operations. The centers may also include a limited range of 
associated services. Such centers are intended to be characterized by a low to medium 
intensity of use along with building and site design that is integrated within the center 
and with surrounding uses. Selected development standards include: 

o A floor/area ratio of 1.0 (max.) 
o A maximum building height of 60 feet 
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 M-3 District; Heavy Industrial District. The purpose of the M-3 district is to provide 
locations suitable for nearly any industrial use, including those that might impact 
surrounding neighborhoods and businesses. Such locations are appropriately separated 
from such neighborhoods and businesses. Selected development standards include: 

o No maximum requirement for the floor-area-ratio 
o No minimum site area 
o 60-foot max height 

 M-2 District; Medium Industrial District. The purpose of the M-2 district is to provide 
locations for a broader range of industrial uses. Such uses are intended to be of types 
that will not adversely affect nearby neighborhoods and businesses. Development 
standards are the same as those required for the M-3 District. 

 M-1 District; Light Industrial District. The purpose of this district is to provide locations 
for light manufacturing, office uses, wholesaling, and related services. Such locations 
may be in proximity to neighborhoods and are intended to produce minimal external 
impact. Because of this, uses are of low intensity, external effects are limited, and 
permitted uses are limited to those that can be operated in a clean and quiet manner. It 
also includes certain public facilities which are needed to serve this district and nearby 
neighborhoods. Development standards are the same as those required for the M-3 
District. 

 B-4 District; Business and Commercial District. The purpose of this district is to 
provide locations for the highest intensity of general business and service activities. This 
district allows for a range of commercial uses including retail and office, drive-throughs 
and hotels/motels.  

 B-3 District; Highway Service District. The purpose of this district is to provide goods 
and services predominantly related to the regional needs of tourists or those traveling 
by motor vehicles. Permitted uses are similar to those permitted for the B-4 District.  

 B-1 District; Retail Business District. The purpose of this district is to provide retail 
goods and services such as convenience goods, groceries and drugs, home furnishings, 
clothing, restaurants, recreation, and personal services to satisfy the household and 
personal needs of the residents of nearby residential neighborhoods. The B-1 district 
should be located and designed to allow for access by pedestrians, bicyclists, and 
various types of public transportation, in addition to automobiles. This district allows 
retail and office uses, as well as drive-throughs, but does not allow for hotels or motels.  
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Current Property Ownership  

The majority of property owners in the station 
area (72%) are local, having an address within 
the cities of Aurora or Denver (Table 2.4). This 
represents approximately 233 property 
owners. Of the remainder, fourteen percent 
are from a different city in Colorado, 
representing 46 property owners, and 
another fourteen percent are from outside 
Colorado, representing 45 property owners.  

 
 
Currently, approximately 22% of the Station 
Area is under public ownership. These public 
land owners include the City of Aurora, the 
Regional Transportation District, the City and 
County of Denver, and the State of Colorado 
Department of Transportation. The other 
78% of property within the Station Area is 
privately owned. Private land owners with the 
largest land holdings in the Station Area 
include Frito-Lay, Inc., IPC Denver LLC and 
the International Paper Co. The remaining 
305.4 acres of private property are owned by 
multiple land owners including homeowners, 
and small businesses (see Table 2.5). 

 

Table 2.4: Property Ownership by Location  
Owner Location Total 

Owners 
% of 
Total 

Local (Aurora/Denver)  233 72% 

Different City in Colorado  46 14% 

Outside Colorado 45 14% 

Total 324 100% 

Table 2.5: Major Land Owners (Public and 
Private) 

Owner Total 
Acres 

Public 22% 

City of Aurora 71.9 

Regional Transportation District 24.6 

City and County of Denver 4.9 

State of Colorado DOT .1 

Private 78% 

Frito-Lay, Inc.  22.4 

IPC Denver LLC.  18.3 

International Paper Co. 15.6 

Other 305.4 

Total 463.2 
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Planned, Vacant, and Remnant Parcels  

The 2014 Denver Transit Oriented Development Strategic Plan identified the city-owned 
properties along Peoria Street as key development opportunities. Table 2.6 summarizes these 
11 City of Denver owned parcels which are located along Peoria Street from just north of East 
37th Avenue to just south of East 39th Avenue. The table assesses the parcels on overall square 
footage and (on-site) building square feet. From the building-to-parcel ratio, it can be seen that 
only two parcels are vacant and potentially ready for new development. The larger of the two 
however, is only 5,000 square feet, leaving these parcels inadequate in size as individual TOD 
sites. Combining these parcels with other adjacent city-owned parcels could create future 
opportunities for one or more viable TOD sites near Peoria Station.  
 

Table 2.6: City & County of Denver owned parcels along Peoria Street 
Address Parcel 

square feet 
Building 

square feet 
Building-to-Parcel 

area Ratio 

3899 Peoria Way 36,058 3,694 0.10 

3895 Peoria St 30,612 3,033 0.10 

12100 E 39th Ave 40,000 7,755 0.19 

3855 Peoria St 17,500 3,593 0.21 

3835 Peoria St 4,375 0 0 

12033 E 38th Ave 5,025 0 0 

3805 Peoria St 17,306 1,693 0.10 

3775 Peoria St 17,515 2,419 0.14 

3737 Peoria St 31,803 17,744 0.56 

3725 Peoria St 17,693 4,389 0.25 

3715 Peoria St 20,485 1,906 0.09 
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Currently, 11.1% of the land in the Station Area (from I-70 in the north to E 30th in the south, E 
Revere St. on the east to Moline St.) is vacant. The majority of the land use is industrial (65.8%) 
followed by commercial/retail use (8.1%) and single family residential (6%). The remaining 
percentages by use can be seen here in Figure 2.1.  
 

 
Fig 2.1: Percentage vacant land compared to other land use types 

 
In this light, the percentage of vacant land at 11.1% becomes significant as it is higher than 
commercial and retail use and second to only industrial use. 
 
The Regional Transportation District (RTD) purchased property along Peoria Street within the 
Station Area to acquire necessary right-of-way for developing the Peoria Crossing and Aurora 
Line/I-225 Rail projects. Remaining remnants of the purchased parcels from both projects 
include approximately 6.5 acres of land that can offer opportunities for new development.  
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3. Community Character and Form  

Key Findings 

 The existing development pattern for all major land uses (residential, commercial and 
industrial) is relatively low density. There are likely opportunities to intensify utilization of 
the lands within the Station Area with infill development and redevelopment. 

 All three residential neighborhoods (Montbello, Morris Heights and Stapleton) have 
issues with connectivity to the station. Montbello is perhaps the most poorly connected 
with the greatest distance from the station and Interstate 70 serving as barriers. There 
are limited direct routes to Peoria Street. 

 The quality of the built environment surrounding Peoria Station is also a barrier for local 
residents to access the station. Low density development, auto-oriented site layouts and 
a relatively large number of vacant parcels likely contribute to the perception that Peoria 
Station is far away and difficult to access. 

 There is currently poor access to the Sand Creek corridor and the Sand Creek Regional 
Greenway Trail from Peoria Station, employment areas and the residential 
neighborhoods. 

 The retail and industrial architecture along Peoria Street lack façade ornamentation and 
the building forms are primarily determined by their use and function. The architecture 
of retail and industrial developments along Peoria Street fails to create a sense of 
identity and encourages people to just travel through instead of lingering and 
contributing to an active public realm. 

 

Existing Density 

Residential, Commercial, and Industrial districts were reviewed in the Station Area in both 
Aurora and Denver. The data represent typical situations one would find in each location within 
the Station Area. Various samples were taken and from these approximate smallest and largest 
developments are shown along with an average from the larger data set. Existing buildable land 
area and building footprints are shown on the Figure Ground Diagram and Building Figure 
Ground Diagram. 
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The average single-family home size within the Station Area in Aurora is approximately 1,944 
square feet on an average parcel size of 8,450 square feet. In the Station Area in Denver, the 
average single-family home size is slightly smaller at approximately 1,499 square feet on an 
average parcel size of 3,136 square feet. For multi-family housing in the Denver portion of the 
Station Area, the average building size is approximately 11,266 square feet on an average 
parcel size of 19,602 square feet. Although not within the Station Area, there is an apartment 
building along 30th avenue, south of the Aurora Housing Authority owned property.  

Table 3.1 shows that the average commercial development in the Station Area consists of a 
range of sizes. Based on the averages, the commercial development pattern comprises low 
density development, with a substantial percentage of total parcel area used for circulation, 
parking and landscaping.  

Table 3.1: Average Commercial Structure and Parcel Sizes 
Building Type Building size  Parcel size Difference 

Aurora Commercial 

General Commercial 
(smallest) 

2,517 sq. ft. 
(0.05 acres) 

20,127 sq. ft.  
(0.5 acres) 

17,610 sq. ft.  
(0.4 acres) 

General Commercial 
(largest) 

28,179 sq. ft.  
(0.6 acres) 

114,257 sq. ft.  
(2.6 acres) 

86,078 sq. ft.  
(2.0 acres) 

Denver Commercial  

Mixed Use Motel/ 
Residential (smallest) 

3,693 sq. ft. 
(0.09 acres) 

36,108 sq. ft.  
(0.8 acres) 

32,415 sq. ft.  
(0.7acres) 

Mixed Use Motel/ 
Residential (largest) 

76,470 sq. ft.  
(1.7) acres 

315,207 sq. ft.  
(7.2) acres 

238,737 sq. ft.  
(5.5 acres) 

Restaurant (smallest) 4,844 sq. ft.  
(0.1 acres) 

24,090 sq. ft.  
(0.5 acres) 

19,246 sq. ft.  
(0.4) acres 

Restaurant (largest) 6,467sq. ft.  
(0.1) acres 

26,212 sq. ft. 
(0.6) acres 

19,745 sq. ft.  
(0.5) acres 
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Table 3.2 shows that the average industrial development in the Station Area consists of larger 
buildings on parcels of multi-acre parcels. Based on the averages, existing industrial uses have a 
low density with a large portion of the parcel area used for circulation and parking.  

Table 3.2: Average Industrial Structure and Parcel Sizes  
Building Type Building size  Parcel size Land Use Difference 

Aurora Industrial 

General Industrial 
Warehouse: (smallest) 

100,588 sq. ft. 
(2.3 acres) 

291,999 sq. ft.  
(6.7 acres) 

191,411 sq. ft.  
(4.4 acres) 

General Industrial 
Warehouse: multiple 
buildings on site (largest) 

138,286 sq. ft.  
(3.2 acres) 

719,348 sq. ft.  
(16.5 acres) 

442,776 sq. ft.  
(10.2 acres) 

Denver Industrial  

General Industrial 
Warehouse: (smallest) 

27,523 sq. ft. 
(0.6 acres) 

66,169 sq. ft.  
(1.5 acres) 

38,646 sq. ft.  
(0.9 acres) 

General Industrial 
Warehouse: multiple 
buildings on site (largest) 

173,636 sq. ft.     
(3.9 acres) 

806,001 sq. ft.  
(18.5 acres) 

359,742 sq. ft.  
(8.3 acres) 
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Site Development Diagrams 

RResidential  

Residential uses exist in the southeast and southwest portions of 
the study area. The residential site development figure depicts the 
typical site development character for residential uses in the Morris 
Heights neighborhood. Typical characteristics include smaller lot,  
setback, detached single family homes.  

Commercial  

A concentrated commercial district exists in the central northern 
and southern portions of the study area along Peoria Street. The 
commercial site development figure illustrates some variety in 
building footprints and shape configurations typically found along 
Peoria Street. Typical characteristics include large, disconnected  
surface parking areas, minimal landscaping and buildings 
separated from the street by off-street parking or access isles.  

Industrial  

Industrial uses consist of warehouses and distribution centers in 
the central, southern, and northern portions of the study area. 
Along Peoria Street, the industrial area is set back behind the 
commercial district to the east and west. The industrial site 
development figure illustrates a typical industrial development in 
this area, including a large building footprint, wide setbacks and a 
larger percentage of land used for parking and storage.  
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Architectural Style 

Existing development within half-mile of the station includes primarily industrial uses, including 
warehouses and manufacturing facilities. Uses along Peoria Street include a fire station, a 
church and various commercial and retail uses.  

Retail and Industrial Architecture 

The retail and industrial architecture along Peoria Street lack façade ornamentation and the 
building forms are primarily determined by their use and function. Commercial and retail 
establishments along Peoria Street are mostly single-story. Some feature a hipped sloping roof, 
while others have flat roofs, and most of them are concrete structures with paint finish. Industrial 
buildings in the Station Area have large footprints and many have blank facades with no 
fenestrations. Glazing, roller shutters, and prefabricated steel finishes are typically seen in these 
buildings. Overall, the architecture of retail and industrial developments along Peoria Street 
fails to create a sense of identity and encourages people to just travel through instead of 
lingering and creating a public realm.  

 

Housing 

The Morris Heights neighborhood is one of the largest residential neighborhoods in the Station 
Area and is located east of Peoria St and south of Smith St. It is a well-established 
neighborhood that has developed incrementally since the 1950s.  

The single family housing in Morris Heights is architecturally very similar to the neighboring 
post-World War II housing in the Hoffman Heights neighborhood. The combination of non-
linear streets, variation in façade brick colors, and hipped roof forms can be seen in both 
neighborhoods1. Single family housing in the Station Area largely fall into the ranch 
architectural style. Ranch houses are are typically single story, atttached garage, imple floor 
plans, low pitched sloping roofs and lack decorative detailing aside from decorative shutters. 
Variations include shingle siding and other modern finshes instead of brick veneer in some 
houses.  

The broader Study Area also includes a multi-story, multi-family rental development.  It has a 
hipped roof similar to other single family residential units in the neighborhood and features 
some concrete surface ornamentation, but it fails to generate a distinct architectural identity.  

                                                   

1 Hoehn Architects P.C. (2010). HOFFMAN HEIGHTS - Architectural & Historical Survey Report. Aurora, CO: City of Aurora. 
http://www.historycolorado.org/sites/default/files/files/OAHP/Programs/CLG_Survey_AuroraHoffman09-10.pdf 

 

http://www.historycolorado.org/sites/default/files/files/OAHP/Programs/CLG_Survey_AuroraHoffman09-10.pdf
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Architectural Style  

Existing Architectural Style Examples 

 

 Industrial- 3700-3730 Paris St 

 

3742-3762 Peoria StCommercial- 3391-3473 Peoria St 

Commercial- 3059-3083 Peoria St 
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12398-12492 E 7th Ave, Hoffman Heights 

3108 Racine St, Morris Heights3125-3133 Quentin St 

Abrigo Apartments, 12170 E 30th Ave Abrigo Apartments, side elevation  
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4. Multimodal Circulation  

Key Findings 

 The Peoria Crossing project will introduce complete street features that will improve 
safety and Station Area access for multimodal travelers. Multimodal connections to the 
north and south of the Peoria Crossing project should also be evaluated for safety and 
mobility improvements.  

 The position and fencing of the Aurora Line/I-225 Rail corridor will introduce a barrier to 
land uses that front Peoria Avenue. Additional consideration for the urban design 
features, multimodal connectivity, and the role of frontage access roads should be 
further evaluated. 

 Additional coordination on the final design plans for bicycle and pedestrian safety 
projects that are currently being finalized should occur immediately. This will ensure the 
safety and mobility vision identified in the policy documents can be achieved. 

 There is an immediate need to address transit access, bicycle connections, and 
pedestrian safety for the area’s low to moderate income travelers who live within 1.5 
miles of the future rail station platform.  

 Peoria Station’s rail services will change multimodal circulation patterns around the 
Station Area. The current streets will need to adapt to those changing patterns to ensure 
the vision identified in previous plans can be achieved. 
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Study Area Connectivity 

The Peoria Station provides regional access to both the Aurora Line/I-225 Rail and the East 
Corridor commuter rail. The Aurora Line/I-225 Rail will provide service to the south through the 
City of Aurora to the southeast light rail corridor. The East Corridor commuter rail will provide 
east-west service to the Denver International Airport and downtown Denver. As an important 
commuter station, the Peoria Station will provide Park-n-Ride and bus transfer facilities. 

The major north-south vehicular transportation route is Peoria Street and the primary east-west 
routes are I-70, Smith Road, Baranmor Parkway, and 33rd and 30th Avenues. Smith Road 
provides a parallel east-west corridor to I-70 and connects at the east end to Highway E-470 and 
the west terminus is the RTD Central Park Park-n-Ride. The Union Pacific (UP) freight rail 
alignment runs east-west through the Study Area. Vehicles traveling on Peoria Street are 
frequently delayed by freight trains crossing this at-grade intersection. The new separated 
grade crossing will alleviate much of this delay.  

The Peoria Crossing project is currently under construction to build an overpass bridge to 
separate vehicle, pedestrian, and bicyclist traffic from railroad traffic. The bridge spans the 
Union Pacific Railroad and East Corridor commuter rail tracks between East 39th Avenue and 
Baranmor Parkway just west of the existing Peoria Street alignment. The project also includes a 
14-foot wide sidewalk along the northbound lanes for pedestrians and bicyclists. The Peoria 
Station will result in the closure of Smith Road between Peoria and Moline Streets. Traffic will be 
routed onto Moline Street and 33rd Avenue with the opening of the new station. 

The Sand Creek Regional Greenway Trail, a 14-mile pedestrian and bicycle multi-use trail, 
connects to the High Line Canal, Toll Gate Creek trail and Platte River Greenway in Commerce 
City. This park and trail system is a recreational feature of great value to redevelopment in the 
Station Area. Connections to the trail from the Station Area are located at Peoria Street where it 
crosses Sand Creek roughly ½-mile south of the station. Additional access points are found on 
nearby local streets in the Morris Heights neighborhood. 

The 2009 Peoria-Smith Station Area Plan summarized these primary connectivity issues: 

 Identifying the location of safe and attractive pedestrian and bicycle connections to the 
station, particularly from the Morris Heights neighborhood; 

 Identifying realistic and feasible concepts for potential redevelopment, considering the 
existing parcel sizes and road layouts; 

 Determining where the center of a new neighborhood adjacent to the station could 
occur, and 

 Determining the impact of a future grade-separated crossing at Peoria and Smith Road 
on the light rail alignment and access to station and redevelopment sites. 
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Existing Multimodal Connections 

Overview of Analysis. In June 2014 a comprehensive Walking and Bicycling Audit (WB Audit) of 
the existing and potential connections within a one mile radius of the station was conducted 
using evaluation tools and survey methods that are recommended by the Colorado Department 
of Transportation (CDOT), National Center for Walking and Bicycling (bikewalk.org) and the 
Federal Highway Administration (FHWA). The evaluation tools and survey methods provide a 
detailed assessment of the existing conditions pedestrians and bicyclists encounter when 
traveling in the Station Area. This includes conditions for those who might have limited mobility, 
a disability, or walk with children. The WB Audit also accounts for bicyclists who are novices, 
children, and those who are riding for non-recreational purposes (commuting, shopping, 
schools, etc).   

Members of the project team collected digital photos and measurements during peak and off-
peak travel times to document the existing conditions for all users. The team also observed 
pedestrian and bicycle travel between destinations and conducted informal conversations with 
people walking and bicycling in the Station Area. The WB Audit also documented existing 
demographic and land use data within a short walk or bicycle ride of the station.   This 
information provides the basis for estimating existing and potential walking and bicycling travel 
in the corridor for populations underrepresented in traditional pedestrian counts at 
intersections.  

Estimating Existing Walking and Bicycling Levels. Existing land use and population 
demographics were reviewed to document conditions near the Station Area. This database 
includes information on populations that are dependent on walking, bicycling and transit for 
access to school, jobs, and shopping. All of the data is based on the results of the 2010 US 
Census as reported by the Denver Regional Equity Atlas. The database includes the following 
information: 

 Low-income households 

 Distribution of housing types 

 Residents over 55 years of age 

 Income-restricted housing locations 

 Employment types 

 Non-automobile commuting 
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The data in the Morris Heights neighborhood show the following: 

 About 40% of the neighborhood is classified as low-income households that could rely 
on walking, bicycling, or transit for their primary means of travel to school, work, and 
shopping. 

 There are concentrations of income-restricted housing within a 6-minute walk and 3-
minute bicycle ride of the station. 

 43% of the people living in the neighborhood are over 55 years of age.   

The data in the Montbello neighborhood show the following: 

 Around 50% of the neighborhood is classified as low-income households that could rely 
on walking, bicycling, or transit for their primary means of travel to school, work, and 
shopping. 

 There are concentrations of income-restricted housing within a 15-minute walk and 10-
minute bicycle ride of the station. 

 Over one-quarter of the people living in the neighborhood are over 55 years of age with 
multiple family members in a household that could have a wide range of trip 
destinations.   

Jobs in the Station Area are mostly industrial, with some retail jobs located north of I-70. This 
data suggests that there is likely a latent demand for trips within 1 mile of the station that could 
occur by walking, bicycle, or transit in addition to the just under 10% of residents using these 
modes on a daily basis.  
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Planned Improvements 

There are multimodal transportation projects within one-mile of Peoria Station currently under 
construction and others identified in previous plans but not yet constructed. The following is a 
list of the transportation projects referenced in following sections and a brief description of the 
relevant improvements. Details of planned improvements and how they relate to specific 
locations within the Station Area are provided in the Multimodal Facilities and Amenities 
section. In addition, the City of Aurora has adopted Urban Street Standards for TOD and the 
standards are referenced in subsequent sections. 

Projects under construction: 

 Peoria Crossing / Peoria Street Grade Separation Project 

 RTD Peoria Station Plans  

Projects identified in previous plans: 

 Peoria Station Plan (2009) 

o Bicycle and pedestrian facilities along Peoria Street, Smith Road, Baranmor 
Parkway, Nome Street, 30th Avenue, Moline Street and 33rd Avenue 

o Reconstruction of sidewalk connection at Scranton Street and Sand Creek 
Greenway Trail 

o Trail connection from Nome St / 30th Ave to Sand Creek Greenway Trail on north 
and south side of Sand Creek 

 City of Aurora TIP (2014) 

o Bicycle and pedestrian facilities along Peoria Street from 30th to 33rd Avenue 
o Bike lane upgrades to Baranmor Parkway 
o Bicycle and pedestrian facilities along Nome Street and 30th Avenue 
o Sand Creek Greenway Trail bridge south of the Station Area 

 Denver Moves (2011) 

o Bicycle lanes along 47th Avenue / Albrook Drive 
o Shared-use sidewalks on Peoria Street south of 45th Avenue 
o Shared-use sidewalks on Havana Street 

 Martin Luther King Boulevard Extension Project 

o Improvements to the west side of Peoria Street / Fitzsimons Parkway intersection 
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Multimodal Facilities and Amenities 

As part of the WB Audit, a planner on the project team walked and rode a bicycle through a 
significant portion of the area within one-mile of the station during the peak and off-peak travel 
periods. The information in this section provides a visual and narrative summary of the existing 
conditions for pedestrians and bicyclist of all levels and ages.  

The suitability of existing conditions is organized into the following categories: 

 Suitable. Existing conditions meet ADA accessibility standards, are suitable for 
pedestrians and bicyclists of all levels and ages and do not require improvement. 

 Planned Improvement. Improvements identified in previous plans will bring conditions 
up to ADA accessibility standards and create a safe travel environment for pedestrians 
and bicyclists of all levels and ages. The name of the plan that identifies the 
improvement project is noted for each improvement in parentheses and enhancements 
to the identified projects are noted where necessary.  

 Gaps in Network. Existing conditions are not ADA accessible or unsafe for pedestrians 
and bicyclist and require improvements that are not identified in previous plans. 

Location 1: Fitzsimons Parkway and Peoria Street Intersection  

Suitable 

 Pedestrian refuge island on the east side of intersection has directional curb ramps with 
tactile domes and pedestrian signal buttons 

Planned Improvement 

 Sidewalks, directional curb ramps and crosswalks missing on west side of intersection 
(MLK extension and Station Area Plan) 

 The northeast and southeast corners are missing a directional ramp (Station Area Plan) 

 Existing 4-foot sidewalks on Peoria need to be widened south of the intersection 
(Station Area Plan) 

 Bicycle facilities missing at intersection and along Peoria south of intersection (Station 
Area Plan) 
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Location 1: Fitzsimmons Parkway and Peoria Street Intersection  

NW corner of Peoria & Fitzsimmons 

NE corner of Peoria & Fitzsimmons 

Multimodal Circulation 

Location 1: Fitzsimmons Parkway and Peoria Street Intersection  

NW corner of Peoria & Fitzsimmons 

NE corner of Peoria & Fitzsimmons 
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Location 2: Peoria Street from Fitzsimons to 30th Avenue  

Suitable 

 Existing sidewalk at RTD stop on west side provides adequate space for boarding and 
alighting passengers 

Planned Improvement 

 East side of Peoria is missing sidewalk (Station Area Plan) 

 Existing 4-1/2 foot sidewalks on Peoria need to be widened (Station Area Plan) 

 Sidewalk maintenance on Sand Creek bridge required (Station Area Plan) 

 Bicycle facilities missing along Peoria (Station Area Plan) 

Gaps in Network 

 Concrete pad missing in front of RTD stop on east side of Peoria 
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Location 2: Peoria Street from Fitzsimmons to 30th Avenue 

Sand Creek bridge, west side looking south 

RTD stop, west side of Peoria south of 30th Avenue 
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East side of Peoria, north of Fitzsimmons  

East side of Peoria, south of 30th Avenue 

RTD stop, east side of Peoria south of 30th Avenue 
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Location 3: Peoria and 30th Avenue Intersection  

Suitable 

 Existing curb ramps have tactile domes 

 Crosswalks and pedestrian signal buttons are present 

Planned Improvement 

 Each corner is missing one directional ramp (Station Area Plan) 

 Sidewalk on northeast corner needs cleaning (Station Area Plan) 

 Bicycle facilities missing at intersection (Station Area Plan) 
 
 
Location 4: 30th Avenue Corridor east of Peoria Street  

Suitable 

 Sharrows on 30th Avenue and Scranton Street (City of Aurora TIP) 

 Reconstruction of sidewalk connection and removal of stairs from Sand Creek Greenway 
trail to Park Lane Drive at Scranton (Station Area Plan) 

Planned Improvement 

 Sharrows on 30th Street. (City of Aurora TIP) 

 30th will be a major connection to the station for westbound Sand Creek Greenway trail 
bicycle users and the southern portion of the Morris Heights neighborhood. While 
sharrows are an improvement, the traffic volume and narrow right-of-way along 30th may 
not feel safe to many riders. Encouraging access to/from the Sand Creek Greenway at 
Scranton and Peoria along E Park Lane Drive would reduce travel along 30th to one block 
length. The following improvements are recommended to facilitate this route: 

o Sharrows and maintenance (fill existing potholes) on E Park Lane Drive 
o Improvement of Park Lane Drive & 30th Avenue intersection (possible removal of 

median on 30th west of intersection) 
o Way-finding signage at Scranton, 30th, Park Lane and Sand Creek Greenway 

directing to station 

Gaps in Network 

 RTD stop on 30th Avenue east of Peoria has high use and no concrete pad or bench 

 Sidewalks along 30th Avenue to Park Lane Drive need to be widened 
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Location 3: Peoria and 30th Avenue Intersection 

NE corner of Peoria & 30th 

Location 4: 30th Avenue Corridor east of Peoria Street 

RTD stop on 30th Avenue east of Peoria 

Sidewalk on 30th Avenue 
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Location 5: Peoria Street--33rd Avenue to 44th Avenue 

There are currently no pedestrian or bicycle facilities on Peoria between 33rd and 44th Avenue. 
This will be a significant link for station access for: 

 Northern Morris Heights residents 

 Metro Community Provider Network clinic 

 Bicycle traffic westbound on Smith Road 

 Montbello residents 

 Retail and industrial employees and patrons (north of Baranmor and north of I-70) 

Planned Improvement 

 12 foot multi-use pedestrian and bicycle facility on Peoria Crossing (currently under 
construction) 

 Sidewalk widening for bicycle connection between 33rd and Baranmor (Station Area 
Plan) 

 Shared-use sidewalk from north end of Peoria Crossing to 44th Avenue (Denver Moves)  
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Location 5: Peoria Street 33rd Avenue to 44th Avenue 

Peoria & Eastbound I-70 on-ramp 

Peoria & Westbound I-70 off-ramp 
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Location 6: Peoria Street Intersections with: 33rd Avenue, Baranmor Parkway, and 39th 
Avenue  

33rd Avenue will be a major gateway for bicycle and pedestrian traffic from the east. Many 
pedestrians and bicyclists will choose to use the new Peoria Street pedestrian and bicycle 
sidewalk rather than enter the site on 30th Avenue to avoid traveling with vehicular traffic to the 
station. Additional pedestrian and bicycle traffic will be routed to 33rd Avenue from the 
Baranmor. These two intersections are currently affected by the Peoria Crossing construction 
and are not suitable for bicycle and pedestrian traffic. 

Planned Improvement 

 Safe intersection treatments for pedestrians and bicyclists (Aurora Urban Street 
Standards for TOD) 

 Baranmor Parkway bicycle lane upgrades (City of Aurora TIP) 

Gaps in Network 

 Construct bicycle/pedestrian access between industrial center along the south side of 
Smith Road to Baranmor to provide an alternative access for employees (Baranmor has 
lower vehicular volumes) 
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Location 6: Peoria Street Intersections with: 33rd Avenue, Baranmor Parkway & 39th Avenue 

Industrial area north of Baranmor Parkway 

Peoria & 39th Avenue 
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Location 7: Peoria Street--44th Avenue to 47th Avenue/Albrook Drive 

Peoria Street north of 44th Avenue will provide access to the station for residents of the 
Montbello neighborhood and the numerous retail and industrial uses in the corridor. Existing 8 
foot wide sidewalks are in suitable condition for pedestrian and bicyclist shared use, but many 
of the intersections do not provide safe access or meet ADA standards. Current driveway 
accesses on both sides of Peoria, but the west side in particular, create many unsafe conflict 
points for pedestrians and bicyclists. There are no on-street bicycle facilities. 

Suitable 

 45th intersection on the west side of Peoria 

 Existing 8 foot wide sidewalks on Peoria for pedestrian and bicyclist shared use 

Planned Improvement 

 Bicycle and pedestrian facility between north end of Peoria Crossing and 44th Avenues 
(Station Area Plan) 

 Bicycle lanes on 47th Avenue and Albrook Drive (Denver Moves) 

Gaps in Network 

 Crosswalks and safe intersection design (such as crosswalks, curb ramps with tactile 
domes and raised pedestrian crossings) missing at driveway curb cuts throughout 
corridor 

 Curb ramps missing on SE corner of 44th and Peoria, missing crosswalk on NE corner 
 Median curb ramps missing tactile domes and maintenance on signage required on east 

side of 45th  
 Mid-block crossing between 44th and 46th missing to provide access to mid-block RTD 

stops 
 Tactile domes and crosswalks are missing on 46th and Peoria 
 Directional curb ramps and crosswalk maintenance needed at Albrook Drive intersection 
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Location 7: Peoria Street 44th Avenue to Albrook Drive 

East side of Peoria, north of 44th Avenue 

RTD stop, east side of Peoria between 44th and 46th 
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NE corner of Peoria & 45th Avenue 

Driveway access on Peoria 
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East side of Peoria & 44th  

Peoria & Albrook Drive 
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Location 8: Sand Creek Greenway Trail 

Sand Creek Greenway Trail (SCGT) runs east-west to the south of the Station Area. The SCGT 
runs south of the station, providing connection to Stapleton to the west and Morris Heights and 
Sable neighborhoods to the east. There is currently no existing safe, direct, paved access from 
the trail to the station. There is a paved section of the SCGT that parallels the unpaved section 
on the south side of the Creek that connects west into Stapleton. The paved section has no 
access across Sand Creek west of Peoria Street. 

Planned Improvement 

 Paved connection from Nome Street / 30th Avenue to SCGT on north side of Sand 
Creek 

 Paved connection between SCGT on north and south sides of Sand Creek near new 
connection with Nome Street 

 Removal of stairs and reconstruction of sidewalk connection between SCGT and Park 
Lane Drive at Scranton Street 

Gaps in Network 

 Sand Creek Greenway Trail needs to be paved from Nome Street access to I-225 

 Connection between the southern and northern SCGT legs west of Peoria (would 
provide access to/from Stapleton from the station) 
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Location 8: Sand Creek Greenway Trail 

Sand Creek Greenway Trail east of Scranton 

Access to Sand Creek Greenway Trail from Park Lane Drive at Scranton Street 
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Sand Creek Greenway Trail way-finding sign 

Sand Creek Greenway Trail way-finding map 
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Location 9: Station Area Plans (Access Roads, 30th / Nome, 33rd)  

The current RTD construction drawings (June 2014) and the approved Station Area Plan were 
consulted to assess the suitability of the bicycle and pedestrian environment in the construction 
underway and planned improvements. There are existing discrepancies between the plans 
given the changing designs of the station, funding availability, and evolving strategies for first 
and final mile connections. Missing facilities that are critical to the safety and suitability of the 
pedestrian and bicycle environment and ability to access the side are identified below.  

Gaps in Network 

 The following locations have bicycle lanes identified in the Station Area Plan but are not 
currently in RTD construction drawings: 

o New Nome Street access to the station 
o Access roads to station parking areas and platform 
o 33rd Avenue  
o Smith Road redirect to Moline Street  
o Smith Road  

 Secure bicycle parking near the station platform (may be included in future RTD 
construction drawings based on RTD access guidelines) 

 Intersection design requires improved design for pedestrian safety, including narrower 
crossings and pedestrian scale lighting 

 Detached sidewalks near the station should be included 

 Not determined how bicyclists and pedestrians access the station from: 

o Smith Road east of Peoria 
o Montbello neighborhood (and northern land uses) 

 Multi-use underpass connecting the station to Nome Street north of the tracks  

o Not currently funded 
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Transit Service and Demand 

Currently, there is only one local route operated by RTD serving the Station Area. Route 121 
provides all-day service, with 15-minute headways during the weekday morning and evening 
peak hours and 30-minute headways the remainder of the day. The route travels along Peoria 
from Parker Station to the Montbello Park and Ride, with a slight deviation to Sable Boulevard 
along 30th Avenue and Smith Road. It connects with the H-line light rail at Parker Station. The 
travel time from Peoria & 30th to Parker Station is approximately 40 minutes. 

 There are approximately 545 average weekday boardings and alightings at the 13 stops 
within one mile of the station. 

 There are approximately 180 average weekday boardings and alightings at the 5 stops 
within ½ mile of the station (see Table 4.1). 

 
Table 4.1: Route 121 Existing Weekday Ridership Within ½ Mile of Peoria Station 

Stop Location Direction Stop ID 
Passengers 
Boarding 

Passengers 
Alighting 

Total Daily 
Boarding 

and 
Alighting 

Peoria St / 30th Ave N 10816 13 56 69 

30th Ave / Scranton 
St 

E  10819  
8 31 39 

Smith Rd / Peoria 
St  

W 16616 
1 1 2 

Smith Rd / Peoria 
St 

E 17853 
20 11 31 

30th Ave / Quari St W 21737 30 11 41 

Total 72 110 182 
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Future Bus Service 

Additional bus service to the station is expected after opening day. RTD has commissioned 
Transportation Management & Design to develop recommendations for route changes to serve 
the East Corridor and Aurora Line/I-225 Rail stations.  Early results from this study are expected 
late fall of 2014 and will be incorporated into this effort as they become available. 

In addition, an Anschutz Campus shuttle study is underway looking at routes within the campus 
on the existing street infrastructure.  It does not currently incorporate any future plans that are 
being developed by the Fitzsimons Parkway study, which has just begun. 

Future Rail Service  

Two rail lines will serve the station, the East Corridor commuter rail and the Aurora Line/I-225 
Rail. The East Corridor commuter rail will be commuter rail, originating at Union Station in 
downtown Denver with service to the Denver International Airport. Peoria Station will provide a 
transfer connection between the East Corridor commuter rail and the Aurora Line/I-225 Rail. 
The Aurora Line/I-225 Rail will serve the Denver Tech Center, Aurora City Center, and the 
Anschutz Medical Campus.  The route runs between the Denver Tech Center and the Peoria 
Station. 

The East Corridor commuter rail is projected to have an average weekday ridership of 37,900 by 
2030. It is anticipated that the East Rail Line ridership will increase significantly between opening 
day and 2030 (East Corridor Rail Line EIS 2009). Weekday headways on the East Corridor 
commuter rail are expected to be 15 minutes. Very early and late service will run at 30 minute 
headways (see Table 4.2). 

Table 4.2: East Corridor Commuter Rail Service Levels (Source: East Corridor Rail Line Record of 
Decision, 2009) 

Day Service Span Service Frequency 

Weekdays 3:00 a.m. to 1:00 a.m. Peak periods:  15 minutes 

Midday:  15 minutes 

Evening:  15 minutes 

Late/Early:  30 minutes 

Weekends/Holidays 3:00 a.m. to 1:00 a.m. Midday:  15 minutes 

Late/Early:  30 minutes 

The Aurora Line/I-225 Rail daily ridership is estimated to exceed 17,900 boardings in 2035. 44 
percent of Aurora Line/I-225 Rail riders are expected to arrive by private automobile, with 43 
percent arriving by bus or the East Rail Line and 13 percent arriving on foot or bicycle (I-225 
Light Rail Transit Environmental Evaluation, 2009). Weekday headways on the Aurora Line/I-225 
Rail are expected to be 15 minutes during both peak and off-peak hours with a 3-car train 
capacity during peak hours (RTD, June 2014).  
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5. Parking  

Key Findings 

 The existing public and private parking supply will experience significant changes as the 
area transitions into a station and ultimately a TOD.  

 The existing on-street parking supply has low occupancy around the station and will 
experience increases as the Station Area opens. 

 The existing on-street parking supply could require the need for new regulatory signage 
and enforcement as the Station Area opens. 

 The proposed changes to street design, land uses, and placemaking (proposed in prior 
Aurora and Denver station area plans) will increase the demand for on-street parking. 

 The existing off-street parking supply is provided at rates that are potentially higher than 
the current demand. 

 The existing off-street parking supply has available capacity to allow some 
redevelopment, additions, or land use changes to occur without adding additional 
parking. 

 There will be approximately 550 peak parking spaces available for RTD passengers at 
Peoria Station on Opening Day. Many of these patrons live within 1.5 miles of Peoria 
Station. 

 The City of Aurora and the City and County of Denver have updated parking codes that 
will support the transition of the station into a TOD. 

 The current RTD surface parking lot could be expanded or transitioned into structured 
parking in the future as outlined in the East Corridor Record of Decision. 
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Existing Parking Supply and Demand 

Overview of Analysis. The existing parking supply and demand in the Station Area will undergo 
many changes as the area transitions into a TOD. This most notably will include the opening of 
Peoria Station with the East Rail Line service, subsequent Aurora Line/I-225 Rail service to the 
Peoria Station, completion of the Peoria Crossing multimodal improvements, and the potential 
for adaptive reuse of buildings in the immediate Station Area. Understanding how existing 
parking functions will play a significant role in the future success of living, working, traveling 
through and visiting Peoria Station. Please refer to the Existing and Potential Parking Map in 
Appendix A for this section. 

Existing On-Street Parking. There are approximately 520 on-street parking spaces surrounding 
the southern portion of the Station Area along Moline Street, 33rd Avenue, Oakland Street, 
Nome Street, and 30th Avenue. There are approximately 100 on-street parking spaces within 
the northern portion of the Station Area north of Interstate 70 on Paris Street, 38th Avenue, and 
39th Avenue. The on-street spaces in both locations do not require payment, do not have time 
restrictions, and do not have individual striping.  

On-street parking usage studies were conducted on a weekday in June of 2014. The parking 
usage studies documented the presence of parked vehicles at on-street locations and re-
confirmed the parking supply calculated using aerials. The average on-street weekday utilization 
for streets in the south part of the Station Area was less than 5%. Oakland Street near the 
Immigration & Customs Enforcement Facility was the only exception. The on-street spaces near 
this location were approximately 45% utilized. The on-street parking in the Station Area north of 
Interstate 70 had utilization rates in the 12% to 20% range during the survey period.  

Existing Off-Street Parking. There are approximately 3,500 off-street private spaces 
surrounding the southern portion of the Station Area for existing buildings that have access 
from Moline Street, 33rd Avenue, Oakland Street, Nome Street, and 30th Avenue. There are 
approximately 260 off-street private parking spaces within the northern portion of the Station 
Area north of Interstate 70 on Paris Street, 38th Avenue, and 39th Avenue. The off-street spaces 
in both locations do not require payment, are provided for employees who work in the 
associated buildings, are available for customers who conduct business, do not have time 
restrictions, and have individual space designations. In locations where private off-street lots are 
undeveloped or being used for storage there is potential for approximately 3,000 additional off-
street parking spaces.  These potential spaces are located within the southern portion of the 
Station Area near Moline Street, 33rd Avenue, Oakland Street, Nome Street, and 30th Avenue.  
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Off-street parking usage studies were conducted on a weekday in June of 2014. The parking 
usage studies documented the presence of parked vehicles at off-street locations and re-
confirmed the parking supply calculated using aerials. The average off-street private weekday 
utilization for private parking lots in the south part of the Station Area was approximately 46% at 
the seven locations studied. Oakland Street near the Immigration & Customs Enforcement 
Facility was not included or observed. The off-street private parking in the Station Area north of 
Interstate 70 had utilization rates in the 42% utilization at the two locations studied.  

Potential Parking Demand 

The long-term changes to the transit service, street design, the mix of land uses, and the 
placemaking identified in prior City of Aurora and City and County of Denver station will create 
new parking demands and change existing conditions. A detailed parking model of future 
conditions, including catalytic projects, will be completed in a later phase to understand the 
cost of providing parking, management of parking garages and adjacent on-street parking 
supply to maximize the efficiency of the RTD parking that’s provided, and parking incentives to 
allow catalytic development to occur. The current and future land use totals, found in the prior 
section of this document, will be used in the parking model. 

Maps provided by RTD (see Station Parking Map in Appendix A) illustrate the general locations 
where future rail and bus passengers live. Many of the passengers are forecasted to drive short 
distances from their residence to park at Peoria Station. The maps show that almost half the 
future passengers are within a 1.5-mile drive from Peoria Station. Investments to improve the 
safety and reliability of walking and bicycling as part of the Peoria Crossing project will 
encourage non-motorized access to Peoria Station. This will reduce the need to provide a 
parking space for each RTD patron. However, an effective and managed parking supply in and 
around Peoria Station will be critical to meet the future parking demand, livability, economic 
development, and placemaking visions. 
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The City of Aurora and City and County of Denver have updated parking codes for TOD that 
would apply to the area adjacent to and within Peoria Station. The City of Aurora’s commercial 
parking code applies a specific land use approach to allocating minimum and maximum parking 
requirements. The City and County of Denver’s parking code is based on neighborhood context 
zones. TOD neighborhoods fall under the “I” neighborhood context zone requirements.  Table 
5.1 illustrates the parking requirements for each jurisdiction for the Station Area. 

Table 5.1: City of Aurora and City and County of Denver Parking Requirements Near Peoria 
Station 

Land Use Parking Requirement 
City of Aurora City and County of Denver 

Retail & Personal Service Uses 1.5 spaces per KSF 2(Minimum) 

2.5 spaces per KSF (Maximum) 

2 spaces per KSF 

Restaurant 3.0 spaces per KSF (Minimum) 

5.0 spaces per KSF (Maximum) 

Office 1.0 spaces per KSF (Minimum) 

2.0 spaces per KSF (Maximum) 

Residential 0.5 spaces per Dwelling Unit (DU) 0.75 spaces per DU (with up to a 
25% reduction for areas that have 
access to transit or multimodal 
connections) 

 

 

 

 

                                                   
2 KSF = 1,000 square feet of leasable floor area 
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Planned Parking Facilities 

The East Rail Line will have approximately 3,500 parking spaces at 5 stations on opening day in 
2015, with 7,900 spaces planned for 2030. RTD is currently finalizing design plans for 
approximately 550 surface parking spaces adjacent to Peoria Station for the 2015 opening. The 
East Corridor Record of Decision identifies an additional 1,350 parking spaces by 2030 could be 
provided for a total of 1,900 parking spaces at Peoria Station. Peoria Station will have the 
second largest parking supply on the East Rail Line.  

The current RTD parking policies will be used to manage these parking spaces for day, 
overnight, and long-term patrons. The 550 surface parking spaces are expected to meet the 
initial peak demands associated with the Aurora Line/I-225 Rail and East Rail Line service. Prior 
station area plans prepared by the City of Aurora have identified the potential to convert the 
existing surface parking lot into structured parking. The East Corridor Record of Decision also 
identifies the need to monitor parking demand after construction of surface parking facilities to 
phase expansion as necessary after 2015. 

Parking Costs 

The 550 surface parking spaces at Peoria Station will be located on land that RTD purchased to 
construct the station. RTD purchased approximately 23 acres of land for Peoria Station in 2013 
for $2.7 million (according to Adams County Tax Assessor database). The surface parking lot will 
be approximately 4 acres (20% of the land at Peoria Station). The estimated land cost for the 
parking is approximately $550,000. The typical cost of constructing a surface parking lot with 
landscaping, lighting and drainage improvements in the Denver Region is approximately $3,500 
per space. The estimated total cost, including land and improvements, for the surface parking 
at Peoria Station is approximately $2.5 million. Maintenance costs for a surface parking lot that 
include pavement repairs, landscape repairs, restriping, snow removal, signage repair, lighting 
maintenance, and sweeping are approximately $300 per space per year. The on-going 
maintenance cost, excluding security of the surface parking lot, is estimated at approximately 
$165,000 per year at Peoria Station.    
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6. Market Conditions  

Key Findings 

 Employment decreased in the Station Area from 2002-2011, a loss of 1,400 jobs. 
Employment in the larger Market Area increased slightly, adding 3,100 jobs. 

 Industrial uses account for the great majority of commercial space in both the Station 
Area (96 percent) and the Market Area (80 percent).  

 Two sectors, Manufacturing and Wholesale trade, together account for 55 percent of 
employment in the Station Area. These jobs provide, on average, hourly wages of $21 to 
$28 and annual salaries of $44,000 to $59,000. 

 The Market Area employment mix is more diverse. Industrial-oriented jobs still account 
for a significant portion of the total (approximately 33 percent), but health care and 
education sectors together provide 34 percent of area jobs. 

 The inventory of industrial, office, and retail space has either remained stagnant or 
increased very slightly over the last decade. However, the industrial market appears to 
be the strongest sector with increases in lease rates, and vacancy dropping to the low 
end of the historic range. Retail and Office space, in contrast, are showing stable or 
declining lease rates and vacancies almost double the historic trends. 

 Existing and proposed shopping centers in Stapleton dominate the retail landscape of 
the Market Area, including the three largest and most recently built centers in the area. 
The Station Area has one small neighborhood serving retail center of 26,000 square feet 
directly across from the Aurora Housing Authority site. 

Note: The Project Steering Committee discussed the potential opportunities and challenges related 
to marijuana-related businesses, especially as they relate to the supply and demand of industrial land 
and the subsequent implications on land values and achievable lease rates. The consultant team is 
investigating the magnitude of these potential effects and will consider any findings in future phases 
of the project. 
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Major Economic Drivers 

This section provides current data and trends for economic drivers including industrial, office, 
retail and housing. Table 6.1 summarizes the predominant commercial uses in the half-mile 
Station Area and in the broader Market Area.  

Table 6.1: Commercial Square Footage Comparison

Use Square Feet % of Total Square Feet % of Total

Industrial/Flex 3,554,140 96% 38,887,351 80%
Office 41,678 1% 4,038,084 8%
Retail 87,311 2% 5,943,005 12%
Total 3,683,129 100% 48,868,440 100%

Source: CoStar; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Office.xlsx]Comparison

Station Area Market Area

 

Industrial and Flex uses dominate the landscape in each area, comprising 80 percent of square 
footage in the Market Area and 96 percent in the Station Area. Office space occupies 8 percent 
of the inventoried commercial space in the Market Area, but only 1 percent within the Station 
Area. Of the 42,000 square feet of office space inventoried, 80 percent (33,600 square feet) is at 
Gateway Plaza on the northeast corner of Peoria Street and E 33rd Avenue. Retail space also 
represents a small percentage of the Market Area (12 percent) and the Station Area. The 87,311 
square feet of retail space in the Station Area represents 18 buildings, most of which are 2,000 
to 5,000 square feet. The largest retail presence in the Station Area (26,000 square feet on 2.7 
acres) is Peoria Center, the neighborhood-serving center located across Peoria Street from the 
Aurora Housing Authority site.  
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Employment Conditions 

Employment in the Station Area declined consistently through most of the ten year period, 
decreasing by 1,400 jobs, or average negative growth of 3.5 percent per year. Table 6.2 shows 
overall employment trends from 2002 to 2011. While Station Area employment decreased 
throughout the recession and has yet to establish a persistent recovery, the Market Area had 9 
percent growth in 2011 after bottoming in 2010. Employment increased slightly in the City and 
County of Denver during 2010 and 2011, just returning to 2007 levels. The City of Aurora had 
strong 5.8 percent and 7.9 percent employment growth in 2010 and 2011.  

Table 6.2: Employment Comparison, 2002-2011

Year Employment % Change Employment % Change Employment % Change Employment % Change

2002 4,682 --- 58,718 --- 436,543 --- 93,993 ---
2003 4,036 -13.8% 63,677 8.4% 417,181 -4.4% 97,148 3.4%
2004 3,889 -3.6% 61,323 -3.7% 423,203 1.4% 92,186 -5.1%
2005 3,841 -1.2% 64,310 4.9% 421,957 -0.3% 94,046 2.0%
2006 3,787 -1.4% 65,203 1.4% 427,288 1.3% 95,954 2.0%
2007 3,619 -4.4% 61,282 -6.0% 436,294 2.1% 103,716 8.1%
2008 3,447 -4.8% 64,643 5.5% 430,657 -1.3% 106,567 2.7%
2009 3,299 -4.3% 57,046 -11.8% 430,656 0.0% 97,346 -8.7%
2010 3,650 10.6% 56,587 -0.8% 431,088 0.1% 102,990 5.8%
2011 3,266 -10.5% 61,855 9.3% 436,349 1.2% 111,170 7.9%

Total Job Growth -1,416 3,137 -194 17,177
Annual Job Growth -142 314 -19 1,718
Annual Growth Rate -3.5% 0.5% 0.0% 1.7%

Source:  U.S. Bureau of Labor Statistics; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Employment.xlsx]Annual Empl

Market Area City of Denver City of AuroraStation Area

 

Detailed Station Area employment data shown in Table 6.3 confirms the industrial nature of the 
area. Two industry sectors, Manufacturing and Wholesale Trade, account for 40 percent of 
establishments and 55 percent of the 3,300 employees working in the Station Area during the 
second quarter of 2013. These jobs support average hourly wages between $$21 and $28 which 
indicates average annual wages ranging from $44,000 to $59,000. Other significant employment 
sectors in the Station Area include a combined category of Management of 
Companies/Administrative/Support/Waste Management (14.1 percent) which supports average 
annual salaries of $36,250 and another industrial-oriented sector, Transportation and 
Warehousing (9 percent), which has average annual salaries of $45,000. Construction trades 
account for approximately 10 percent of establishments in the Station Area, but tend to be 
smaller operations and only account for 7 percent of employment. Accounting for all 
employment in the Station Area, average hourly wages are $20 and average annual salaries are 
$41,000. 
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Table 6.3: Station Area Employment by Industry 2013

NAICS
CODE Industry

Total
Estab. % 

Total
Empl. %

Average
Annual
Wage

Average
Hourly
Wage

23 Construction 19 10.9% 225 6.8% $33,384 $16.05
31-33 Manufacturing 28 16.0% 1,077 32.6% $43,881 $21.10
42 Wholesale Trade 42 24.0% 725 21.9% $59,264 $28.49
44-45 Retail Trade 15 8.6% 121 3.7% $30,635 $14.73
48-49 Transportation and Warehousing 18 10.3% 299 9.1% $45,075 $21.67
51-54 Finance, Information, Real Estate, and Professional 15 8.6% 93 2.8% $35,495 $17.06
55-56 Management of Companies, Admin, Support Waste Mgmt 18 10.3% 481 14.5% $36,250 $17.43
62 Health Care and Social Assistance 4 2.3% 107 3.2% $41,574 $19.99
72 Accommodation and Food Services 12 6.9% 146 4.4% $15,665 $7.54
81 Other Services (except Public Administration) 4 2.3% 30 0.9% $39,429 $18.95

Total 175 100.0% 3,306 100.0% $41,735 $20.07

Source: Colorado Department of Labor QCEW Microdata; DRCOG; Economic & Planning Systems
Note: Several NAICS categories w ere combined to avoid QCEW microdata disclosure issues.
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria QCEW_2013.xlsx]Station Area Employment - 2 dig  

Employment by industry is shown for the Market Area in Table 6.4. As expected, the broader 
Market Area, with 78,000 jobs, has more diverse employment than the half mile Station Area, 
although still with significant proportions in Wholesale Trade (11 percent), Transportation and 
Warehousing (10 percent), and Manufacturing (8 percent).  

The Anschutz Medical Campus and the University of Colorado Health Science Center are an 
important component of Market Area employment as shown in Table 6.4B. The Healthcare and 
Social Assistance sector accounts for almost 11,000 jobs, or 57 percent of the total. The 
Educational Services sector accounts for an additional 32 percent of jobs on the campus, with 
over 6,200 jobs. The broader Market Area reflects these numbers. The Health Care and Social 
Assistance sector provides 14,000 jobs (18 percent, the highest in the Market Area) that support 
average annual salaries of $38,000. The Educational Services sector accounts for 13,000 jobs 
(primarily at the CU Health Sciences Center and Aurora Public Schools. On average, these jobs 
support annual salaries of $40,000. Average annual salaries for all jobs in the Market Area in 
2013 are almost identical to the Study Area at $41,000. 
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Table 6.4: Market Area Employment by Industry, 2013

NAICS
Code Industry

Total
Estab. %

Total
Empl. %

Average
Annual
Wage

Average
Hourly
Wage

11 Agriculture, Forestry, Fishing and Hunting 2 0.1% 555 0.7% $23,998 $11.55
22 Utilities 4 0.1% 12 0.0% $112,515 $54.09
23 Construction 234 7.7% 3,753 4.8% $30,784 $14.80
31-33 Manufacturing 185 6.1% 6,341 8.1% $43,501 $20.91
42 Wholesale Trade 449 14.8% 8,414 10.8% $67,613 $32.51
44-45 Retail Trade 324 10.6% 5,525 7.1% $24,613 $11.83
48-49 Transportation and Warehousing 223 7.3% 7,961 10.2% $45,561 $21.90
51 Information 37 1.2% 549 0.7% $68,402 $32.89
52 Finance and Insurance 108 3.5% 761 1.0% $39,476 $18.98
53 Real Estate and Rental and Leasing 116 3.8% 868 1.1% $43,049 $20.70
54 Professional, Scientific, and Technical Services 321 10.5% 2,126 2.7% $67,652 $32.52
55 Management of Companies and Enterprises 45 1.5% 1,144 1.5% $90,538 $43.53
56 Admin., Support, and Waste Management Services 173 5.7% 5,759 7.4% $35,742 $17.18
61 Educational Services 33 1.1% 12,749 16.3% $40,402 $19.43
62 Health Care and Social Assistance 160 5.3% 14,073 18.0% $37,744 $18.15
71 Arts, Entertainment, and Recreation 21 0.7% 196 0.3% $21,417 $10.30
72 Accommodation and Food Services 261 8.6% 5,502 7.0% $16,464 $7.92
81 Other Services (except Public Administration) 338 11.1% 1,708 2.2% $24,982 $12.01
92 Public Administration 5 0.2% 242 0.3% $83,626 $40.20
99 Unclassified 4 0.1% 4 0.0% $90,896 $43.70

Total 3,043 100.0% 78,241 100.0% $41,361 $19.89

Source:  Colorado Department of Labor QCEW Microdata; DRCOG; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria QCEW_2013.xlsx]Trd Area Employmnet - 2 dig  
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Table 6.4B: Anschutz Medical Campus Employment by Industry, 2013

Industry # %

Agriculture, Forestry, Fishing and Hunting --- ---
Mining, Quarrying, and Oil and Gas Extraction --- ---
Utilities --- ---
Construction 0 0.0%
Manufacturing 9 0.0%
Wholesale Trade 87 0.4%
Retail Trade 163 0.8%
Transportation and Warehousing --- ---
Information 13 0.1%
Finance and Insurance 60 0.3%
Real Estate and Rental and Leasing 14 0.1%
Professional, Scientific, and Technical Services 589 3.0%
Management of Companies and Enterprises --- ---
Administration & Support, Waste Management and Remediation 846 4.4%
Educational Services 6,254 32.3%
Health Care and Social Assistance 10,953 56.5%
Arts, Entertainment, and Recreation 60 0.3%
Accommodation and Food Services 243 1.3%
Other Services (excluding Public Administration) 77 0.4%
Public Administration 7 0.0%

Total All Jobs 19,375 100.0%

Source: U.S. Census LEHD On the Map; Economic & Planning Systems

\\epsdc02\Proj\143008-DRCOG-Peoria Station\Data\[143008-Peoria Employment.xlsx]Anschutz Emp 2013  

Market for Major Land Uses 

Office 

As described earlier, the inventory of office space in the Station Area is very small (42,000 
square feet) and has remained static. The current listed office space was all built prior to 1980, 
and there has been no increase since then, as shown in Table 6.5. In contrast, office space in the 
Market Area increased by almost one million square feet from 2004 to the first quarter of 2014. 
Approximately 40 percent of this growth was concentrated around the Fitzsimons/Anschutz 
Medical Campus area. This is an average of 2.8 percent per year; triple the average rate in 
either Aurora or Denver, albeit starting from a relatively small base of 3 million square feet in 
2004.  
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Table 6.5: Office Inventory

Market Area 2004 2014 Total Ann. # Ann. %

Station Area 41,678 41,678 0 0 0.0%
Market Area 3,064,619 4,038,084 973,465 97,347 2.8%
City of Denver 65,500,285 70,339,684 4,839,399 483,940 0.7%
City of Aurora 8,677,274 9,512,113 834,839 83,484 0.9%

Source: CoStar; Economic & Planning Systems
Note: Figures are for the 1st quarter of the year.
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Office.xlsx]Inventory

Change 2004-2014

 

The vacancy rate for office space in the Station Area fluctuates dramatically, as shown in Table 
6.6. With only three office use buildings located in the area totaling 42,000 square feet, even 
one or two small vacancies can easily push the rate above 15 percent, where it has remained for 
the last three years. Currently, the 34,000 square foot building at Gateway Plaza is only 60 
percent leased (possibly due to recent construction of the Peoria overpass), causing a spike to 
33 percent vacancy for the Station Area.  

Despite adding an average of 100,000 square feet per year of office space since 2004, the 
Market Area office market has maintained a relatively stable vacancy rate in the range of 10 
percent (which is generally considered equilibrium for a typical office market) and 16 percent. 
Office markets in Aurora and Denver consistently have vacancies in that same range. 

Table 6.6: Office Vacancy

Market Area 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Station Area 27.2% 27.2% 16.6% 1.2% 5.9% 10.6% 10.6% 16.0% 15.5% 15.5% 33.2%
Market Area 16.5% 9.7% 10.2% 11.1% 10.9% 13.8% 14.9% 12.6% 16.5% 13.0% 13.7%
City of Denver 14.6% 14.0% 13.6% 12.9% 11.7% 13.4% 13.7% 12.1% 11.2% 11.3% 10.4%
City of Aurora 15.9% 17.3% 15.2% 15.4% 15.0% 18.7% 18.1% 16.8% 16.8% 15.9% 15.3%

Source: CoStar; Economic & Planning Systems
Note: Figures are for the 1st quarter of the year.
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Office.xlsx]Vacancy  

Office lease rates in the Station Area average $12.26 gross, up $2.31 since 2004, an average 
annual increase of 2.1 percent (Table 6.7). Most of that increase happened prior to 2009, and 
rates have leveled off since then. Rates for office space in the Market Area are 45 percent higher 
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than the Station Area at almost $18. This is an increase of $5 since 2004, an average annual rate 
of 3.3 percent. Market Area office space attracts rents higher than the Aurora market generally 
($16), but significantly less than the Denver market as a whole ($25).  

Table 6.7: Office Lease Rates

Market Area 2004 2009 2014 Total Ann. # Ann. %

Station Area $9.95 $12.05 $12.26 $2.31 $0.23 2.1%
Market Area $12.97 $19.76 $17.97 $5.00 $0.50 3.3%
City of Denver $16.93 $22.41 $24.59 $7.66 $0.77 3.8%
City of Aurora $15.02 $15.94 $16.37 $1.36 $0.14 0.9%

Source: CoStar; Economic & Planning Systems
Note: Figures are the average of all four quarters in the year except 2014 (only 1st quarter data available).
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Office.xlsx]Lease Rates

Change 2004-2014

 

Industrial 

Industrial uses dominate building space in the Station Area, but the market has grown only 
slightly over the last ten years (Table 6.8). The last increases to industrial inventory occurred in 
2005 and 2008, and a total of only 67,000 square feet has been added since 2004, an annual 
increase of 0.2 percent. The larger Market Area added 3.3 million square feet of industrial space 
over the last ten years, at an average rate approaching 1 percent per year. The industrial market 
grew slowly in Denver as well, whereas Aurora added almost 6 million square feet and grew at 
an average annual rate of 2.6 percent. 

Table 6.8: Industrial Inventory

Market Area 2004 2014 Total Ann. # Ann. %

Station Area 3,477,225 3,544,140 66,915 6,692 0.2%
Market Area 35,544,846 38,887,351 3,342,505 334,251 0.9%
City of Denver 99,655,252 103,987,384 4,332,132 433,213 0.4%
City of Aurora 20,528,402 26,504,500 5,976,098 597,610 2.6%

Source: CoStar; Economic & Planning Systems
Note: Figures are for the 1st quarter of the year.
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Industrial.xlsx]Inventory

Change 2004-2014

 

 



Peoria Station Catalytic Project  Existing Conditions Report 

07.20.14  83 

 

Current industrial vacancy rates for the first quarter of 2014 are at their lowest levels since 2004 
as shown in Table 6.9. Whether this represents sustained new demand in the market due to 
economic recovery remains to be seen, but the current market is strong and the Station Area 
and Market Area are well below their respective 5.1 percent and 7.2 percent five-year averages.  

Table 6.9: Industrial Vacancy

Market Area 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Station Area 7.1% 6.6% 9.4% 7.3% 6.0% 4.2% 5.3% 4.5% 6.7% 7.5% 2.5%
Market Area 10.9% 12.4% 8.9% 7.2% 5.7% 8.9% 8.7% 8.3% 7.1% 6.8% 3.4%
City of Denver 8.4% 9.1% 7.4% 6.5% 5.8% 7.7% 7.3% 6.0% 6.1% 5.0% 3.0%
City of Aurora 13.1% 10.9% 11.2% 9.8% 10.9% 11.4% 12.0% 12.7% 14.9% 12.1% 5.8%

Source: CoStar; Economic & Planning Systems
Note: Figures are for the 1st quarter of the year.
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Industrial.xlsx]Vacancy  

Lease rates in the Station Area average over $5 per square foot, and rates have increased at an 
average of 2.6 percent per year since 2004. This Station Area average lease rate represents a 16 
percent premium over the broader Market Area, almost double the historical average. Industrial 
lease rates have also grown steadily in the Denver market, but have declined in the Aurora 
market. The increase in lease rates reflects new industrial space built in Stapleton north of I-70 
and west of Peoria within the Station Area.   

Table 6.10: Industrial Lease Rates

Market Area 2004 2014 Total Ann. # Ann. %

Station Area $3.96 $5.11 $1.16 $0.12 2.6%
Market Area $3.87 $4.40 $0.53 $0.05 1.3%
City of Denver $4.10 $5.00 $0.90 $0.09 2.0%
City of Aurora $4.75 $4.56 -$0.19 -$0.02 -0.4%

Source: CoStar; Economic & Planning Systems
Note: Figures are the average of all four quarters in the year except 2014 (only 1st quarter data available).
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Industrial.xlsx]Lease Rates

Change 2004-2014
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Retail 

There is limited retail space in the Station Area (87,000 square feet), so even small disruptions 
have the potential to significantly affect the success of the market. Tables 6.11, 6.12, and 6.13 
provide evidence that the Station Area retail market is struggling compared to the broader 
Market Area. Retail inventory has remained stagnant in the Station Area while showing a slow, 
steady growth in the Market Area where it has increased 251,000 square feet since 2006, an 
average annual rate of 0.8 percent. While the absence of inventory growth is not surprising 
given the lack of new demand in the Station Area, vacancy and lease rate trends show that 
existing retail space is struggling, due to the pattern of small strip-centered uses, a lack of 
critical mass, and also the recent construction projects associated with the Peoria Street 
overpass and the East Rail Line.  

Table 6.11: Retail Inventory

Market Area 2006 2014 Total Ann. # Ann. %

Station Area 87,311 87,311 0 0 0.0%
Market Area 5,591,651 5,943,005 351,354 43,919 0.8%
City of Denver 35,484,685 37,317,977 1,833,292 229,162 0.6%
City of Aurora 18,227,449 20,683,998 2,456,549 307,069 1.6%

Source: CoStar; Economic & Planning Systems
Note: Figures are for the 1st quarter of the year.
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Retail.xlsx]Inventory

Change 2006-2014
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Table 6.12: Retail Vacancy

Market Area 2006 2007 2008 2009 2010 2011 2012 2013 2014

Station Area 0.0% 1.7% 1.2% 3.7% 3.7% 3.7% 3.7% 13.5% 13.5%
Market Area 8.3% 6.3% 6.2% 9.1% 8.8% 6.7% 5.4% 6.3% 5.7%
City of Denver 7.5% 6.6% 6.4% 7.8% 7.0% 5.8% 5.6% 5.0% 5.3%
City of Aurora 8.9% 7.9% 8.8% 9.6% 10.0% 8.8% 7.9% 7.1% 5.2%

Source: CoStar; Economic & Planning Systems
Note: Figures are for the 1st quarter of the year.
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Retail.xlsx]Vacancy  

Vacancy rates for the Market Area, Aurora, and Denver have all been trending below their 
respective five-year averages, however retail vacancy rates in the Station Area spiked from a 
steady 3.7 percent (2009 through 2012) to 13.5 percent over the last five quarters. In addition, as 
Table 6.13 shows, lease rates in the Station Area have gradually decreased since peaking in 
2010, showing no effective growth over the last 8 years. In contrast, rates in the Market Area 
have shown average annual growth of 2.2 percent, although they are down from a 2010 peak of 
$13.88. 

Table 6.13: Retail Lease Rates

Market Area 2006 2007 2008 2009 2010 2011 2012 2013 2014 Total Ann. # Ann. %

Station Area --- $15.00 $13.04 $16.51 $17.37 $15.47 $15.47 $15.00 $15.00 $0.00 $0.00 0.0%
Market Area $11.64 $12.29 $13.73 $14.23 $14.31 $13.34 $13.74 $13.55 $13.88 $2.24 $0.28 2.2%
City of Denver $15.64 $14.82 $15.70 $15.57 $15.44 $14.98 $15.57 $16.73 $16.87 $1.23 $0.15 0.9%
City of Aurora $12.46 $13.69 $14.00 $14.09 $13.38 $12.51 $12.39 $12.66 $12.53 $0.07 $0.01 0.1%

Source: CoStar; Economic & Planning Systems
Note: Figures are the average of all four quarters in the year except 2014 (only 1st quarter data available).
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Retail.xlsx]Lease Rates

Change 2006-2014

 

Market Area Shopping Centers 

The 26,000 square foot Peoria Center across from the AHA site is the sole shopping center 
located in the half mile Station Area. Several other large shopping centers are located in the 
broader Market Area. All market area centers are summarized in Table 6.14, ranging from Strip 
Centers that average around 10,000 square feet up to Power Centers and Regional Malls. Table 
6.15 provides additional details for five larger shopping centers close to Peoria Station. 
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Table 6.14: Market Area Shopping Centers Summary

Type
Number of

Centers
Average

Year Built
Average

Acres
Rentable

Building Area
Average

Lease Rate
%

Leased

Super Regional Mall 1 2005 677.7 1,103,839 $22.56 89.6%
Power Center 1 2002 100.5 722,416 $25.56 99.7%
Community Center 3 1981 31.2 379,878 $30.00 97.8%
Neighborhood Center 13 1972 11.2 1,024,745 $14.84 88.2%
Strip Center 29 1984 1.8 279,830 $24.57 95.8%
All Centers 47 1981 822 3,510,708 $23.79 93.7%

Source: CoStar; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Retail.xlsx]Shopping Center Summary  

The two large retail developments at Stapleton, Northfield and Quebec Square together 
account for over 1.8 million square feet, or 30 percent of all retail inventory in the Market Area. 
The smaller 29th Avenue Town Square at Stapleton adds an additional 90,000 square feet less 
than three miles from Peoria Station and plans to build a new King Soopers-anchored center at 
Eastbridge in Stapleton appear ready to move forward.  

Table 6.15: Market Area Major Retail Centers

Type
Year 
Built Acres

Rentable
Building Area Lease Rate

%
Leased

Super Regional Malls
Northfield at Stapleton 2005 677.7 1,103,839 $22.56 89.6%

Power Centers
Quebec Square at Stapleton 2002 100.5 722,416 $25.56 99.7%

Community Centers
29th Avenue Town Center 2002 35.7 93,364 $30.00 97.1%
Chambers Square 1975 10.3 108,018 --- 96.4%
Aurora Plaza 1975 47.5 178,496 --- 100.0%
Community Centers Average 31.2 126,626 $30.00 97.6%

All Centers (total/average) 2,206,133 $26.04 96.6%

Source: CoStar; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Retail.xlsx]Shopping Centers
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7. Housing  

Key Findings 

 Housing construction in the Market Area is heavily concentrated in Stapleton which 
continues to grow to the east and north with significant additional development 
capacity. 

 The existing industrial development pattern with few large vacant parcels will limit future 
residential development to higher density projects on infill sites. 

 The Market Area around Peoria Station exhibits strong demand for larger, family-
oriented apartments, and existing 3 bedroom apartments command rental premiums 
over the general market. 

Existing Housing Stock 

This section provides data and trends for residential housing in the Market Area and subareas, 
using Aurora and Denver metrics for comparison and context.  

The Market Area has approximately 41,000 housing units, of which 7.9 percent are vacant. This 
is a higher percentage than in Aurora (6.6 percent) and Denver (7.3 percent). The Colfax 
Corridor subarea accounts for 42 percent of the Market Area with 17,000 units and also has the 
highest vacancy rate at 10 percent. Montbello (6.4 percent) and Stapleton (4.6 percent) have the 
lowest vacancy rates among the subareas. 

Table 7.1: Housing Units and Vacancy

Area
Housing

Units
Occupied

HH Vacant
%

Vacant

Market Area 40,799 37,562 3,237 7.9%
Aurora-East of Peoria 9,168 8,467 701 7.6%
Colfax Corridor 17,245 15,540 1,705 9.9%
Montbello 9,091 8,506 585 6.4%
Stapleton 5,295 5,049 246 4.6%

City of Aurora 140,195 130,891 9,304 6.6%
City of Denver 313,206 290,452 22,754 7.3%

Source: Claritas; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria E & D.xlsx]HU-Vacancy  

The Market Area contains 58 percent single family detached units and 6.5 percent single family 
attached units (Table 7.2). Almost one-third of units are multifamily apartments. By contrast, in 
Aurora and Denver as a whole, single family detached units account for 50 percent or less of 
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total units, with higher proportions of multi-family, and single family attached (duplex and 
townhome) units. 

Table 7.2: Housing Units by Type, 2013

Unit Type # % of # % of # % of 

Single Family Detached 23,751 58.2% 70,658 50.4% 141,723 45.2%
Attached 2,666 6.5% 15,679 11.2% 32,653 10.4%
Multi Family 13,148 32.2% 51,485 36.7% 137,471 43.9%
Other 1,234 3.0% 2,372 1.7% 1,359 0.4%

Source: Claritas; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria E & D.xlsx]HU by Type

Market Area City of Aurora City of Denver

 

Among the market subareas, Montbello has the highest percentage of single family detached 
units at 83 percent (Table 7.3). The Aurora -East of Peoria and Colfax Corridor subareas each 
have approximately 50 percent single family detached, while Stapleton is slightly higher at 58 
percent. The Colfax Corridor subarea has 8,000 multi-family units, or 46 percent, the highest 
among the subareas by a wide margin. 

Table 7.3: Housing Units by Type-Subareas, 2013

Unit Type # % of # % of # % of # % of 

Single Family Detached 4,711 51.4% 8,417 48.8% 7,539 82.9% 3,084 58.2%
Attached 510 5.6% 873 5.1% 298 3.3% 985 18.6%
Multi Family 2,796 30.5% 7,904 45.8% 1,222 13.4% 1,226 23.2%
Other 1,151 12.6% 51 0.3% 32 0.4% 0 0.0%

Source: Claritas; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria E & D.xlsx]HU by Type-Subareas

Subareas
Aurora-East of 

Peoria Colfax Corridor Montbello Stapleton

 

Table 7.4 summarizes the data on the average age of housing stock. The median year built for 
housing in the Market Area is 1974, in contrast to Aurora (1982) and Denver (1966). The build out 
of the Market Area was concentrated between 1950 and 1970, with 56 percent of all units 
constructed during this period. Construction of housing in Denver was more evenly spread out, 
and the data for Aurora shows a generally later trend, with 54 percent of all units built between 
1970 and 1990.  
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Table 7.4: Housing Units Average Year Built

Year Built # % of # % of # % of 

Before 1939 1,035 2.5% 1,026 0.7% 64,465 20.6%
1940 to 1949 2,222 5.4% 1,641 1.2% 21,315 6.8%
1950 to 1959 7,566 18.5% 8,902 6.3% 46,772 14.9%
1960 to 1969 6,434 15.8% 12,684 9.0% 38,928 12.4%
1970 to 1979 8,764 21.5% 39,430 28.1% 45,607 14.6%
1980 to 1989 2,937 7.2% 35,630 25.4% 24,856 7.9%
1990 to 1999 2,287 5.6% 14,071 10.0% 21,463 6.9%
2000 to 2004 4,578 11.2% 15,725 11.2% 26,530 8.5%
2005 and later 4,976 12.2% 11,086 7.9% 23,270 7.4%

Median Year Built 1974 1982 1966

Source: Claritas; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria E & D.xlsx]HU YR Built

Market Area City of Aurora City of Denver

 

Residential Construction Trends 

Market Area residential building permit data for 2006 to 2013 is summarized in Tables 7.5 and 
7.6. Building activity clearly declined during 2007, 2008, and 2009 due to the national mortgage 
credit crisis and related economic recession. Total annual permits issued in the Market Area 
decreased from 469 in 2006 to 193 in 2009. Since 2009, however, building has quickly 
rebounded; surpassing the 2006 number in 2012 (519 permits) and increasing another 23 
percent in 2013 to 637 permits. From 2006 to 2009 an average of 339 permits were issued 
annually, while the annual average for 2010 to 2013 was 446. 

Table 7.5: Market Area Residential Building Permits History

Subarea 2006 2007 2008 2009 2010 2011 2012 2013 2006-2009 2010-2013

Aurora-East of Peoria 19 2 17 0 10 1 2 1 10 4
Colfax Corridor 15 1 1 2 7 7 1 2 5 4
Montbello 0 1 0 0 0 0 0 12 0 3
Stapleton 435 403 267 191 236 365 516 622 324 435

Market Area 469 407 285 193 253 373 519 637 339 446

Source: City of Aurora; City of Denver; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Residential Permits.xlsx]Residential Permits History

Average

 

The great majority of the recent housing construction has taken place in Stapleton. As Table 7.5 
shows, there was very limited new permit activity in the other three subareas over the last eight 
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years. City of Aurora records show that one residential permit was issued in the Station Area 
since 2006, for a single family detached house in 2012. 

Although the Aurora-East of Peoria, Colfax Corridor, and Montbello subareas only accounted 
for 4.4 percent of permits issued in the Market Area during the period, those projects 
generated 17 percent of new housing units built. Only single family permits were issued in 
Montbello, but in the Aurora-East of Peoria and Colfax Corridor subareas, multi-family permits 
were issued for over 700 units, accounting for 93 percent and 90 percent of total permitted units 
respectively. Permitted units in Stapleton were 73 percent single family and 27 percent 
multifamily (Table 7.6).  

Table 7.6: Market Area Residential Permitted Units by Type, 2006-2013

Subarea Total # Ann. # % of Total

Aurora-East of Peoria
Single Family 44 6 7%
Multi-Family 586 84 93%
Total 630 90 100%

Colfax Corridor
Single Family 17 2 10%
Multi-Family 151 22 90%
Total 168 24 100%

Montbello
Single Family 13 2 100%
Multi-Family 0 0 0%
Total 13 2 100%

Stapleton
Single Family 2,907 415 73%
Multi-Family 1,062 152 27%
Total 3,969 567 100%

Market Area
Single Family 2,981 426 62%
Multi-Family 1,799 257 38%
Total 4,780 683 100%

Source: City of Aurora; City of Denver; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Residential Permits.xlsx]Residential Permits by Type

2006-2013
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Apartment Market 

The apartment unit mix for Class A and Class B units in the Market Area is shown in Table 7.7. 
The unit mix is relatively even across the Market Area, with the majority of units being one 
bedroom (43 percent) and two bedrooms (38 percent). The Aurora-East of Peoria and Stapleton 
subareas account for almost all the studios in the Market Area (14 percent of the total). The sole 
apartment building in Montbello is a senior-oriented complex with all one bedroom units. 

Table 7.7: Market Area Apartment Unit Mix, 2013

Subarea Studio 1 Bed 2 Bed 3 Bed Other Total

Aurora-East of Peoria 299 921 1,000 113 10 2,343
Colfax Corridor 23 761 604 114 5 1,507
Montbello 0 79 0 0 0 79
Stapleton 435 607 461 61 0 1,564
Market Area 757 2,368 2,065 288 15 5,493

Aurora-East of Peoria 13% 39% 43% 5% 0% 100%
Colfax Corridor 2% 50% 40% 8% 0% 100%
Montbello 0% 100% 0% 0% 0% 100%
Stapleton 28% 39% 29% 4% 0% 100%
Market Area 14% 43% 38% 5% 0% 100%

Source: CoStar; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria-Market Area Multi-Family.xlsx]Unit Mix-All  

Vacancy rates and monthly rents shown in the next three tables are taken from the Denver Area 
Apartment Vacancy and Rent Survey, using the two relevant market survey areas: Denver 
Northeast and Aurora North which are shown in the Apartment Subareas map. Table 7.8 
provides average vacancy rates for the two areas with the entire metro area shown for 
comparison. Vacancy rates across all three areas have been steadily decreasing since 2009 and 
as of the first quarter of 2014, are the lowest rates seen in the last ten years. The Denver 
Northeast vacancy rate is 2.9 percent and Aurora North is at 3.7 percent. These rates are both 
below the typical apartment market equilibrium rate of 5 percent and reflect a tight apartment 
market. 
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Table 7.8: Apartment Vacancy Rates

Location 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Denver Northeast 10.0 14.6 9.0 6.4 7.8 6.3 5.3 5.3 5.0 4.6 2.9
Aurora North 12.1 7.6 6.9 6.9 9.5 15.1 9.0 5.8 4.3 13.3* 3.7

Metro Area 9.7 8.2 7.0 6.2 6.6 8.1 5.9 5.2 4.7 4.6 5.1

Source: Denver Area Apartment Vacancy and Rent Survey; Economic & Planning Systems
* Vacancy rate affected by new  units leasing up.
Note: 2014 f igure is for Q1 only.
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria-Market Area Multi-Family.xlsx]Vacancy-History  

Apartment rental rates for the first quarter of 2014 are shown in Table 7.9. Rates for studios and 
one bedroom units are lower than the metro average in the Denver Northeast and Aurora North 
areas. However, for larger apartments, especially two bedroom/two bath and three bedroom 
apartments, the rates are much closer to the metro average in Denver Northeast and exceed 
the metro average in Aurora North, indicating a strong demand for larger, family-oriented for 
rent housing in the area. The average rental rates for all apartments across the two survey areas 
range between $900 and $1000, just below the metro area average of $1,100. 

Table 7.9: Market Area Apartment Monthly Rents, 2014, 1st Quarter

Subarea Studio 1 Bed
2 Bed/
1 Bath

2 Bed/
2 Bath 3 Bed Total

Denver Northeast $642 $824 $815 $1,161 $1,343 $925
Aurora North $872 $939 $894 $1,291 $1,581 $998

Market Area $870 $945 $1,004 $1,276 $1,474 $1,074

Source: Denver Area Apartment Vacancy and Rent Survey; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria-Market Area Multi-Family.xlsx]Monthly Rent  
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The average rents per square foot shown in Table 7.10 confirm these trends. Rents per square 
foot in the Aurora North area exceed metro averages for studios and for three bedrooms 
apartments, averaging $1.30 per square foot for the later. Average rents per square foot for all 
apartments across the metro area are $1.27. Average rates in Aurora North are similar at $1.24, 
while the average in the Denver Northeast area is lower at $1.11.  

Table 7.10: Market Area Apartment Monthly Rents per Square Foot, 2014 1st Quarter

Subarea Studio 1 Bed
2 Bed/
1 Bath

2 Bed/
2 Bath 3 Bed Total

Denver Northeast $1.09 $1.19 $0.98 $1.09 $1.04 $1.11
Aurora North $1.89 $1.27 $0.99 $1.11 $1.30 $1.24

Market Area $1.69 $1.33 $1.15 $1.20 $1.16 $1.27

Source: Denver Area Apartment Vacancy and Rent Survey; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria-Market Area Multi-Family.xlsx]Monthly Rent per SF  

Competitive Market Area apartment projects built since 2003 are summarized in Table 7.11. 
These projects account for 2,118 units, approximately 15 percent of all units in the Market Area. 
Average unit size across all projects is 880 square feet. Apartments at senior-oriented projects 
tend to be smaller, ranging from 533 to 717 square feet. Affordable projects also tend to have 
smaller average apartment sizes.  

Average rent across all competitive projects is $1,232 per month, approximately 14 percent 
higher than the metro area average for all apartments. Senior and affordable apartments are 
again at the lower end of the range. Apartments near Fitzsimons and at Stapleton have the 
highest average rates, exceeding $1,600 per month at two projects. Average rents per square 
foot for all projects are $1.41, about 10 percent higher than the overall metro area average of 
$1.27 per square foot shown above.  
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Table 7.11; Market Area Competitive Apartment Projects, 2014, 1st Quarter

Subarea/Complex Name Type
Year
Built

# Of
Units

Avg. Unit 
Size

Average 
Rent

Avr. Rent 
per Sq. Ft.

Aurora-East of Peoria
Aurora Village Affordable Senior 2003 100 533 $893 $1.68
Highline Village Market 2004 14 1,178 $1,009 $0.86
--- Market 2006 31 1,248 --- ---
21 Fitzsimons Phase I Market 2007 428 1,099 $1,622 $1.48
21 Fitzsimons Phase II Market 2012 188 750 $1,153 $1.54
21 Fitzsimons Phase III Market 2014 176 852 --- ---

Colfax Corridor
Florence Square Apartments Affordable 2004 181 790 $738 $0.93
The Willows Apartments Market 2004 26 1,100 --- ---
Plaza Townhomes Affordable 2007 30 884 $807 $0.91
Residences at Trolley Park Affordable 2007 38 1,098 $881 $0.80
Edge Point Apartments Affordable 2013 50 825 $830 $1.01

Montbello
Montbello Manor Affordable - Senior 2004 79 540 $493 $0.91

Stapleton
Clyburn at Stapleton Affordable - Senior 2003 100 717 $811 $1.13
Crescent Flats Market 2003 66 943 $1,317 $1.40
Botanica Town Center Market 2004 232 911 $1,619 $1.78
Parkside Apartments Affordable 2004 68 814 $811 $1.00
Botanica Eastbridge Market 2012 118 889 $1,611 $1.81
The Aster Town Center Market 2012 85 816 $1,336 $1.64
Greenways at Stapleton Market 2014 108 865 --- ---

Market Area Total/ Average 2007 2,118 880 $1,232 $1.41

Source: CoStar; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria-Market Area Multi-Family.xlsx]Market Area Apt Comps (2)  

For-Sale Market 

Table 7.12 provides a summary of all new and existing housing units sold in the Market Area 
during 2013. A total of 1,515 units were sold in the Market Area; 1,300 of those (86 percent were 
single family detached units. A total of 2,000 units sold in Stapleton, approximately 1,500 each 
in the Aurora-East of Peoria and Montbello subareas, and 1,100 in the Colfax Corridor subarea. 
Detached single family prices in Stapleton averaged $480,000, while in the other three subareas, 
detached single family units averaged just over $150,000. 

Attached housing products in the Colfax Corridor and Montbello subareas ranged between 
$110,000 and $140,000. Prices for similar units in the Aurora-east of Peoria subarea were 
noticeably lower, ranging from $50,000 to $75,000. As expected, prices for attached units in 
Stapleton were significantly higher, in the range of $215,000 to $300,000. 
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Table 7.12: Market Area Residential For Sale 2013

Row Labels
# units

Sold
Average
Sq. Ft.

Average #
Bedrooms

Average #
Baths

Average
Sales Price

Average Sales
 per Sq. Ft.

Average
Year Built

Aurora-East of Peoria
Attached Single Family 13 1,159 2 2 $74,877 $64 1984
Condominium 3 855 2 1 $50,333 $59 1990
Detached Single Family 222 1,544 3 2 $153,745 $105 1964
Townhouse 13 1,061 2 2 $66,050 $60 1985
Total 251 1,491 3 2 $143,882 $100 1966

Colfax Corridor
Attached Single Family 10 1,092 3 2 $119,290 $107 1959
Condominium 8 1,008 2 1 $139,313 $135 1983
Detached Single Family 491 1,106 3 1 $149,944 $144 1947
Townhouse 5 1,045 3 2 $110,420 $104 1963
Total 514 1,104 3 2 $148,798 $143 1948

Montbello
Attached Single Family 10 1,378 3 3 $134,310 $97 2000
Condominium 3 1,244 2 2 $109,067 $88 1999
Detached Single Family 296 1,572 4 2 $154,367 $105 1979
Townhouse 4 1,398 3 3 $127,905 $92 2001
Total 313 1,560 3 2 $152,954 $105 1981

Stapleton
Attached Single Family 73 1,623 3 3 $301,917 $187 2006
Condominium 25 1,159 2 2 $215,208 $187 2005
Detached Single Family 292 2,299 4 3 $483,545 $216 2006
Townhouse 47 1,425 2 3 $270,245 $187 2008
Total 437 2,027 3 3 $414,913 $207 2006

Market Area
Total 1,515 100% 3 2 $223,009 $144 1976

Source: Genesis Group; Economic & Planning Systems
H:\143008-DRCOG-Peoria Station\Data\[143008-Peoria Residential_For_Sale_Aurora_Denver_MarketArea.xlsx]Market Area For Sale  
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