


Task 1: Project Initiation

EPS and MIG will review project goals with 
staff and will also interview Council and 
NURAmembers. The purpose is to clarify the 
process and outcomes for the project. After these 
sessions, EPS will generate a problem statement 
and summary of desired outcomes that reflects 
the input of Council, NURA, and staff.

Task 2: Inventory and Assessment

EPS-MIG will provide a real estate portfolio 
for the City of Northglenn and will evaluate 
development potentials based on a range of 
Supply and Demand Factors. EPS will use this 
evaluation to provide a Competitive Position 
analysis to show the strengths and weaknesses 
of the Northglenn market. The team will 
generate hypothetical build-out scenarios for 
infill and redevelopment sites,based on land 
supply and calibrated by market findings.

Task 3: Economic  Sustainability Analysis

EPS will construct a Fiscal Model for the City of Northglenn that accounts 
for the full range of expenditures required to provide the appropriate Level 
of Service to (LOS) residents and businesses. The model will also account 
for all revenues derived by the City, under various land use scenarios, from 
taxes, fees, and other sources. This model will be constructed with a number 
of ‘dials’ that will enable the consultant team (and staff in the future) to test 
fiscal sustainability of the City under a range of different build out scenarios.
The EPS/MIG team will quantify the current LOS by service area (or depart-
ment), with the ability to test scenarios for higher orlower LOS in the future.

The current and future fiscal performance willilluminate which scenarios are 
sustainable,what they may look like, and whatpolicy changes will be critical 
to achieve theforecasted outcome. Following this analysis,the project will 
focus on the policy optionsavailable pertaining to fiscal sustainability.
To support this discussion, EPS and MIG will provide scenarios that include:

   Comprehensive Plan
   Optimized Revenue Opportunities
   Community Character, emphasizing“sense of place”
   Integrated Scenario – A rendering of a likely, market based land use 
   scenario with adjustments made to fiscal policy based on the Fiscal Policy     	
   Discussion

Project Summary
City of Northglenn Economic Sustainability Analysis
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Task 4: Prioritization and Readiness

EPS will integrate findings from the previous tasks and will 
develop criteria to Prioritize ”Areas of Change”. EPS will 
identify actions for the City in terms of properties that are 
prime for development/redevelopment, should be maintained 
in their current state, and those that have more long term 
prospects. In addition, EPS will help establish those Areas of 
Change which represent opportunities for Public-Private-
Partnerships (PPP). The City and NURA will be key players in 
roles that will jump start development in some of these areas. 
Their ability to initiate certain “catalytic” actions will be a 
critical component of the prioritization of certain Areas of 
Change. EPS will summarize the findings with Site Specific 
Rankings regarding priority Areas of Change.

Task 5: Strategy for Next Steps

EPS-MIG will summarize the findings, analysis, and input 
collected above with recommendations that address the 
following:

   Determine approach for actions to activate the prioritized    
   Areas of Change, including recommendations on public  
   and private responsibilities and ways the City can partner  
   and/or invest in these properties
   Identify Comp Plan/Council Vision consistency
   Develop a program for Council to understand and address 
   fiscal policy impacts on level of service both near and long 
   term
   Provide fiscal time series depiction for prioritization 
   projects and overall city actions and monitoring

FISCAL 
POLICY

LAND USE
SCENARIOS

LEVEL OF
SERVICE
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1 Northglenn Fiscal and Market Analysis 

Team Overview 

 

 Andrew Knudtsen  

– Principal in Charge 

 

 Dan Guimond 

– Senior Advisor 

 

 Matt Prosser 

– Primary Analyst 

 

 Chris Ryerson 

– Project Analyst 

 

 Michelle Chung 

– Project Analyst 

 

  

 Jay Renkens 

– PM - Lead Designer 

 

 

 Chase Mullen 

– Visualization Expert 
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Schedule 
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Agenda for Today 

 

 
• Summary of Council and NURA Interviews 

• Northglenn Market Overview 

• Concepts for Future Development Options 
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INTERVIEW COMMENTS 
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Interview Comments 

Need for Grounded Vision 

• “Want to see a strong city with a 
pulse in 50 years” 

• “Include a vision that enables us 
to be different than we are today. 

• “Bring a sense of reality of what 
Northglenn is and what it can 
sustain.  Need practible steps.” 

• “We need to have clarity about 
what is REAL.” 
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Interview Comments 

Need for Grounded Vision 

• “Want to see a strong city with a 
pulse in 50 years” 

• “Include a vision that enables us 
to be different than we are today. 

• “Bring a sense of reality of what 
Northglenn is and what it can 
sustain.  Need practible steps.” 

• “We need to have clarity about 
what is REAL.” 

Challenges 

• “The city’s main problem is that it 
is not growing.”   

• “The look of certain areas are bad. 
Feels tired.” 

• “People should be proud to live in 
Northglenn” 
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Interview Comments 

Need for Grounded Vision 

• “Want to see a strong city with a 
pulse in 50 years” 

• “Include a vision that enables us 
to be different than we are today. 

• “Bring a sense of reality of what 
Northglenn is and what it can 
sustain.  Need practible steps.” 

• “We need to have clarity about 
what is REAL.” 

Challenges 

• “The city’s main problem is that it 
is not growing.”   

• “The look of certain areas are bad. 
Feels tired.” 

• “People should be proud to live in 
Northglenn” 

 

Fiscal Issues 

• “How do  we produce more 
revenue to the City?” 

•  “Need to emphasize how 
revenues can go up.” 

• “How do we achieve better 
inflow?” 
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Interview Comments 

Need for Grounded Vision 

• “Want to see a strong city with a 
pulse in 50 years” 

• “Include a vision that enables us 
to be different than we are today. 

• “Bring a sense of reality of what 
Northglenn is and what it can 
sustain.  Need practible steps.” 

• “We need to have clarity about 
what is REAL.” 

Challenges 

• “The city’s main problem is that it 
is not growing.”   

• “The look of certain areas are bad. 
Feels tired.” 

• “People should be proud to live in 
Northglenn” 

 

Fiscal Issues 

• “How do  we produce more 
revenue to the City?” 

•  “Need to emphasize how 
revenues can go up.” 

• “How do we achieve better 
inflow?” 

 

Tools 

• “Now, incentives are provided on 
a first-come, first-served basis.  
We need to change that.  But 
change is hard.”   

 

 

 



9 Northglenn Fiscal and Market Analysis 

Interview Comments 

Land Use Options and Site 
Ranking 

• “What is the right balance of 
services, retail, jobs/employment, 
housing in the different 
development and redevelopment 
areas?” 

• “How do we create more housing 
choices?” 

• “There must be clear 
improvements to the community.  
Develop vacant land.  Incremental 
changes are good.  Small projects 
are OK.” 
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Interview Comments 

Land Use Options and Site 
Ranking 

• “What is the right balance of 
services, retail, jobs/employment, 
housing in the different 
development and redevelopment 
areas?” 

• “How do we create more housing 
choices?” 

• “There must be clear 
improvements to the community.  
develop vacant land.  Incremental 
changes are good.  Small projects 
are OK.” 

 

 

Process 

• “The action Plan should cover a 
five-year period.  Specific sites 
must be identified for the short 
term.  Get the actions mapped 
out.  For the high priority sites, 
etch the actions in stone.” 

• “Need clear mandate.  Need to 
communicate this to the general 
public.” 

• “Do not want to see a ten-year lag 
between land acquisition and 
development” 

• “The two bodies, CC and NURA, 
must be in synch.  Desire to have 
a high level of commitment 
between the two.” 
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Themes for Project 

1. Council and NURA face a 
challenge to balance ‘vision’ with 
‘reality.’  

2. Understanding Northglenn’s fiscal 
base over the long-term.  

3. The City seeks clarity about sites 
and redevelopment, addressing 
parcels, uses, and densities 

4. The City has tools it can apply 
and looks for direction in terms of 
land use policies, fiscal programs, 
and incentives.  The goal is to 
overcome land supply and market 
constraints and attract capital. 

5. Establish a five-year horizon for 
action plan, with commitments 
that ‘stick.’  Incremental steps 
are helpful.  Prioritizing City 
actions is key. 

6 - Clarity is critical. Council and 
NURA seek to communicate the 
mandate to the larger community. 

7 - Operate in synch, with City 
Council and NURA working together 
step by step. 
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Project Challenge and Goal 

Challenge 

• The City has experienced little 
new growth in the recent past and 
some areas appear tired.  There is 
a desire for greater understanding 
as to what uses will generate the 
greatest benefit for the City 
moving forward.  Council and 
NURA members seek changes that 
will: 

– Increase fiscal revenue,  

– Create a strong pulse in the 
community that can be 
sustained over time, and  

– Generate a sense of place will 
draw people to Northglenn 
and make them proud to live 
and/or work here. 

Goal 

• The project goal is to determine 
the highest priority sites that 
leverage: 

– Market opportunity 

– Fiscal benefit 

– Catalytic impact 

– Civic amenity and quality of 
life 
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Market Overview 

• Land Supply 

– Soft Parcel Evaluation 

– Historical Build-out of Northglenn 

• Market Factors 

– Office 

– Industrial 

– Residential 

– Retail 
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Vacant & Underutilized Parcels 
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Northglenn’s Residential Build-Out  
Dwelling Units by Decade 
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Northglenn’s Commercial Build-Out 
Square Footage by Decade, Detailed 

General Retail
151,747 

General Retail
314,958 

General Retail
259,533 

General Retail
837,088 

General Retail
100,904 

Industrial
536,584 

Industrial
358,523 

Industrial
53,557 

Industrial
104,690 

Office
53,074 

Office
160,885 

Office
209,553 

Office
78,464 

Hospitality
69,898 

Hospitality
362,400 

  0

  200,000

  400,000

  600,000

  800,000

  1,000,000

  1,200,000

  1,400,000

  1,600,000

1961-1970 1971-1980 1981-1990 1991-2000 2001-2010

R
e

n
ta

b
le

 B
u

ild
in

g 
A

re
a 

(S
q

.F
t.

)

Source: Economic & Planning Systems



17 Northglenn Fiscal and Market Analysis 

Market Snapshot 

North I-25 Corridor Northglenn 
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Northglenn Capture of North I-25 Region 

 

 

North I-25 Northglenn % North I-25 Northglenn % North I-25 Northglenn %

Residential (Sq.ft.)  5,749,345  409,000 7%  7,662,128  773,000 10%  2,393,341  1,231,000 51%

Commercial (Sq.ft.)  8,228,432  309,000 4%  17,675,000  1,035,000 6%  6,099,000  222,000 4%

General Retail  461,036  77,601 17%  961,655  111,148 12%  642,938  52,708 8%

General Retail (Community Center) 204,232  0 0%  410,646  175,107 43%  553,433  0 0%

General Retail (Neighborhood Center) 312,204  56,894 18%  460,359  1,360 0%  507,044  23,687 5%

General Retail (Outlet Center)  0  0 ---  0  0 ---  66,097  0 0%

General Retail (Power Center)  17,252  17,252 100%  1,143,081  537,873 47%  716,721  0 0%

General Retail (Regional Mall)  0  0 ---  0  0 ---  586,036  0 0%

General Retail (Strip Center)  22,836  0 0%  84,273  11,600 14%  184,869  24,509 13%

Flex  591,177  0 0%  540,681  65,714 12%  148,938  0 0%

Industrial  5,956,726  33,831 1%  3,218,270  53,557 2%  786,844  104,690 13%

Office  460,101  50,874 11%  1,336,455  78,464 6%  381,619  16,197 4%

Office (Community Center)  0  0 ---  0  0 ---  19,106  0 0%

Office (Neighborhood Center)  0  0 ---  0  0 ---  38,145  0 0%

Office (Power Center)  0  0 ---  0  0 ---  0  0 ---

Office (Regional Mall)  0  0 ---  0  0 ---  10,900  0 0%

Office (Strip Center)  0  2,200 ---  0  0 ---  0  0 ---

Hospitality  202,868  69,898 34%  257,911  0 0%  110,422  0 0%

Combined Categories

General Retail  1,017,560  151,747 15%  6,073,000  837,088 14%  3,355,000  100,904 3%

Flex  673,000  0 0%  1,006,000  65,714 7%  213,000  0 0%

Industrial  7,490,000  33,831 0%  4,066,000  53,557 1%  853,000  104,690 12%

Office  551,000  53,074 10%  6,039,000  78,464 1%  1,286,000  16,197 1%

Hospitality  203,000  69,898 34%  491,000  0 0%  393,000  0 0%

Source: Economic & Planning Systems

H:\143068-Northglenn Fiscal and M arket Analysis\Data\CoStar\ [Propert ies.xls]Northglenn of N I-25 (two)

1961-1970 1991-2000 2001-2010
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Northglenn Capture of North I-25 Region 
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Office  460,101  50,874 11%  1,336,455  78,464 6%  381,619  16,197 4%

Office (Community Center)  0  0 ---  0  0 ---  19,106  0 0%

Office (Neighborhood Center)  0  0 ---  0  0 ---  38,145  0 0%

Office (Power Center)  0  0 ---  0  0 ---  0  0 ---

Office (Regional Mall)  0  0 ---  0  0 ---  10,900  0 0%

Office (Strip Center)  0  2,200 ---  0  0 ---  0  0 ---

Hospitality  202,868  69,898 34%  257,911  0 0%  110,422  0 0%
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H:\143068-Northglenn Fiscal and M arket Analysis\Data\CoStar\ [Propert ies.xls]Northglenn of N I-25 (three)

1961-1970 1991-2000 2001-2010
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Northglenn Capture of North I-25 Region 
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H:\143068-Northglenn Fiscal and M arket Analysis\Data\CoStar\ [Propert ies.xls]Northglenn of N I-25 (four)

1961-1970 1991-2000 2001-2010
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Observations of Market 

 

 

 

• Land supply affects potential market capture of 
the North I-25 Corridor 

 

 

 

 

• Aging building inventory 

• Shifting demographic trends 

• Strong mobility combined with high        
visibility locations 
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Goal  

Mitigate 
market 
risks  

Capitalize 
on market 
momentum 
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-OFFICE- 
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Office - Existing 

• Image of existing 
office 
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-INDUSTRIAL- 
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Industrial - Existing 
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-MULTIFAMILY 
RESIDENTIAL- 
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Multifamily Residential 

Status Units 

Completed 
 

320 

Under 
Construction 

228 

Proposed 0 

Carrick Bend (228) 

Stone Mountain II (228) 

Stone Mountain Phase 1 (2000): 320 Units 

Stone Mountain Phase 2 (2014): 228 Units 
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Example – Thistle Sage (Northglenn) 

Address 11801 Washington

Developer Countryside Asset Management

Year Completed 1972

Building Type wood-frame

Façade Type brick

Stories 4

Number of Units 418

Average Rent

Studio $800

460 $800

1 BD $930

460 $841

550 $971

590 $983

2 BD $1,220

690 $1,222

790 $1,201

880 $1,218

910 $1,228

Parking open

Ratio N/A
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Example – Carrick Bend (Northglenn) 

Address 11525 Community Center Drive

Developer Holland Residential

Year Completed Est. 2015

Building Type wood-frame

Façade Type wood siding

Stories 3

Number of Units 228

Average Rent

1 B 1 B $1,180

700 $1,160

842 $1,195

2 B 2 B $1,430

1150 $1,425

3 B 2 B $1,750

1241 $1,750

Parking detached parking garages

Ratio N/A
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Example - Encore at Highpointe Park (Thornton) 

Address 9701 Pearl Street

Developer Encore Enterprises

Year Completed 2013

Building Type metal-frame

Façade Type brick, particle siding

Stories 3

Number of Units 220

Average Rent

1 BD $1,060

775 $1,055

825 $1,070

2 BD $1,350

1020 $1,305

1080 $1,395

3 BD $1,620

1250 $1,615

Parking
garage, covered, 

surface, open side

Ratio 2.2:1
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Example - Redhawk Ranch (Thornton) 

Address 12150 Washington Center Pkwy

Developer Berkshire Communities

Year Completed 2002

Building Type wood

Façade Type stucco-overlay

Stories 3

Number of Units 384

Average Rent

1 BD $1,590

630 $1,283

758 $1,721

856 $1,773

2 BD $1,650

1005 $1,580

865 $1,578

1065 $1,806

3 BD $1,730

1091 $1,731

Parking open and covered

Ratio 0.5:1
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-RETAIL- 
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Denver Metro New Retail Square Feet 
(2006-2014) 

0

1,000,000

2,000,000

3,000,000

4,000,000

5,000,000

6,000,000

2006 2007 2008 2009 2010 2011 2012 2013 2014

Denver Remainder of Metro Area

Source: Costar; Economic & Planning Systems 



35 Northglenn Fiscal and Market Analysis 

Regional- & Local-Serving Retail 

• Based on typical location, trade area, and frequency 
of purchase 

• Regional Retail 

– Large scale enclosed malls, lifestyle centers, or town centers 
(300,000 to 750,000 square feet) 

– Trade areas of five miles or more 

– Anchored by a high concentration of apparel, home 
furnishings, and specialty stores serving a regional area 

• Local-Serving Retail 

– Retailers located in smaller retail centers (75,000 to 200,000 
square feet) 

– Neighborhood trade areas of 1 to 2 miles in radius 

– Often anchored by grocery stores, and provide everyday 
items and goods to surrounding neighborhoods 

– Can include grocery, convenience, clothing and apparel, 
furniture, miscellaneous retail, and eating and drinking 
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Regional–Serving Retail 
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Local-Serving Retail 
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Next Steps for Retail Analysis 

• Total Personal Income (TPI) 

– Forecast of future retail demand for Northglenn 

– Based on both housing growth and continued inflow of sales from 
outside of the City. 

– Broken down by five major retail store types 

• Retail Inflow-Outflow Analysis 

– Local capture of retail sales 

– Non-Resident purchases made inside the City (Inflow) 

– Resident purchases made outside of the City (Outflow) 

• Fiscal Performance of Northglenn Retail Centers 

• Town Centers as a Retail Strategy 

– How does retail integrate with other uses? 

– Spatial considerations of combining Retail, Civic, Office, and 
Industrial uses 

– Mixed Use synergies 
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CONCEPTS FOR FUTURE 
DEVELOPMENT OPTIONS 
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Office 
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Industrial 
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Multifamily Residential 
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Retail 
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Mixed Use 
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Amenities 
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Summary Observations 

 

 

 

• Land supply affects potential market capture of 
the North I-25 Corridor 

– Residential 

– Industrial 

– Office 

– Retail 

– Experience with Partnerships 

• Aging building inventory 

• Shifting demographic trends 

• Strong mobility combined with high        
visibility locations 
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Topics for March Meeting 

• Please give some thought to the following 
questions for our next meeting: 

– What development concepts are most appealing? 

– What is an optimal combination of uses? 

– Are there developments from other places that you think 
would work well in Northglenn? 

– What assets exist in Northglenn that should be 
leveraged with new development/redevelopment? 

– What market forces work with the vision you have for 
the City?   
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REFERENCE MATERIAL 
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Office Employment Projection 
City of Northglenn 

2010 2015 2020 2025 2030 2035 Total Ann. #

Agriculture, Forestry, Fishing and Hunting  13  13  13  14  14  15  2  0

Mining, Quarrying, and Oil and Gas Extraction  12  12  12  13  13  13  2  0

Utilities  4  4  4  4  4  4  1  0

Construction  480  487  498  511  526  541  61  2

Manufacturing  492  499  511  524  539  555  63  3

Wholesale Trade  172  174  178  183  188  194  22  1

Retail Trade  1,724  1,746  1,788  1,835  1,887  1,943  219  9

Transportation and Warehousing  92  93  95  97  100  103  12  0

Information  16  17  17  17  18  18  2  0

Finance and insurance  229  232  237  243  250  258  29  1

Real estate and rental leasing  142  143  147  151  155  160  18  1

Professional, Scientific, and Technical Services  290  293  300  308  317  326  37  1

Management of Companies and Enterprises  90  91  93  96  99  102  11  0

Administrative and Support and Waste Management and Remediation Services  378  383  392  403  414  426  48  2

Educational Services  4,929  4,992  5,110  5,246  5,393  5,555  626  25

Health Care and Social Assistance  743  752  770  791  813  837  94  4

Arts, Entertainment, and Recreation  208  210  215  221  227  234  26  1

Accommodation and Food Services  1,135  1,150  1,177  1,208  1,242  1,279  144  6

Other Services (except Public Administration)  308  312  319  328  337  347  39  2

Public Administration  432  437  448  460  472  487  55  2

Unclassified --- --- --- --- --- --- --- ---

Total Employment  11,988  12,273  12,598  12,951  13,341  13,774  1,786  71

5-Year Growth  151  285  325  353  390  433  282  11

Source: Economic & Planning Systems

H:\143068-Northglenn Fiscal and M arket Analysis\Data\[143068-Employment.xlsm]t1.1 Emp Forecast

2010-2035
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Industrial Employment Projection 
City of Northglenn 

2010 2015 2020 2025 2030 2035 Total Ann. #

Agriculture, Forestry, Fishing and Hunting  13  13  13  14  14  15  2  0

Mining, Quarrying, and Oil and Gas Extraction  12  12  12  13  13  13  2  0

Utilities  4  4  4  4  4  4  1  0

Construction  480  487  498  511  526  541  61  2

Manufacturing  492  499  511  524  539  555  63  3

Wholesale Trade  172  174  178  183  188  194  22  1

Retail Trade  1,724  1,746  1,788  1,835  1,887  1,943  219  9

Transportation and Warehousing  92  93  95  97  100  103  12  0

Information  16  17  17  17  18  18  2  0

Finance and insurance  229  232  237  243  250  258  29  1

Real estate and rental leasing  142  143  147  151  155  160  18  1

Professional, Scientific, and Technical Services  290  293  300  308  317  326  37  1

Management of Companies and Enterprises  90  91  93  96  99  102  11  0

Administrative and Support and Waste Management and Remediation Services  378  383  392  403  414  426  48  2

Educational Services  4,929  4,992  5,110  5,246  5,393  5,555  626  25

Health Care and Social Assistance  743  752  770  791  813  837  94  4

Arts, Entertainment, and Recreation  208  210  215  221  227  234  26  1

Accommodation and Food Services  1,135  1,150  1,177  1,208  1,242  1,279  144  6

Other Services (except Public Administration)  308  312  319  328  337  347  39  2

Public Administration  432  437  448  460  472  487  55  2

Unclassified --- --- --- --- --- --- --- ---

Total Employment  11,988  12,273  12,598  12,951  13,341  13,774  1,786  71

5-Year Growth  151  285  325  353  390  433  282  11

Source: Economic & Planning Systems

H:\143068-Northglenn Fiscal and M arket Analysis\Data\[143068-Employment.xlsm]t1.1 Emp Forecast

2010-2035
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Revenue 

$255,956

$266,479

$263,581

$268,872
$267,546

$250,528 $250,989
$249,312

$252,036 $252,306

4.1%

-1.1%
2.0%

-0.5%

-6.4%

0.2% -0.7% 1.1%
0.1%

$235,000

$240,000

$245,000

$250,000
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Source: Economic & Planning Systems

City of Northglenn Annual Total Property Valuation Revenue ($000’s), 2004-2013 

Source: Department of Local Affairs, Economic & Planning Systems 
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Revenue, cont. 

City of Northglenn Annual Sales Tax Revenue, 2004-2013 

Source: Department of Local Affairs, Economic & Planning Systems 
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Employment 
Denver Metro

Description 2005 2013 Total Ann. # Ann. %

Total Wage & Salary Employment

Northwest US-36 Corridor 89,153 7.2% 100,653 7.5% 11,500 1,438 1.5%

Boulder 84,797 6.9% 91,182 6.8% 6,385 798 0.9%

Northeast I-70 29,166 2.4% 34,406 2.5% 5,240 655 2.1%

Denver International Airport 15,449 1.3% 19,986 1.5% 4,538 567 3.3%

East US-36 Corridor 95,669 7.8% 103,733 7.7% 8,064 1,008 1.0%

Downtown Denver 82,284 6.7% 93,086 6.9% 10,802 1,350 1.6%

I-225 Corridor 77,767 6.3% 103,696 7.7% 25,929 3,241 3.7%

South I-25 Corridor 139,583 11.3% 158,485 11.7% 18,902 2,363 1.6%

Southeast E-470 Corridor 30,162 2.4% 35,519 2.6% 5,356 670 2.1%

Southwest C-470 Corridor 111,452 9.0% 116,302 8.6% 4,850 606 0.5%

Central Denver 186,232 15.1% 190,045 14.1% 3,812 477 0.3%

West Denver 109,222 8.9% 107,358 8.0% -1,864 -233 -0.2%

West I-70 Corridor 101,552 8.2% 103,614 7.7% 2,062 258 0.3%

Longmont-Lyons 33,484 2.7% 36,626 2.7% 3,142 393 1.1%

South Weld County 16,957 1.4% 21,296 1.6% 4,339 542 2.9%

Denver Foothills (Genesee, Evergreen, etc.) 8,805 0.7% 9,266 0.7% 461 58 0.6%

South Denver (Castle Rock) 20,635 1.7% 24,445 1.8% 3,810 476 2.1%

North I-25 Corridor 66,689 5.4% 70,720 5.2% 4,030 504 0.7%

Northglenn 11,837 1.0% 12,078 0.9% 241 30 0.3%

Total 1,232,367 1,349,696 117,329 14,666 1.1%

Source: Economic & Planning Systems

H:\143068-Northglenn Fiscal and M arket Analysis\Data\[143068-Employment.xlsm]T1.4-Emp Summ

2005-2013Wage & Salary Employment

Pct. Of 

Metro 

Pct. Of 

Metro 
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Employment 
North I-25

Description 2005 2013 Total Ann. # Ann. %

Agriculture, Forestry, Fishing and Hunting 358 207 -151 -19 -6.6%

Mining, Quarrying, and Oil and Gas Extraction 17 21 4 0 2.4%

Utilities 846 515 -331 -41 -6.0%

Construction 7,183 6,251 -932 -117 -1.7%

Manufacturing 6,552 5,067 -1,485 -186 -3.2%

Wholesale Trade 5,065 5,102 37 5 0.1%

Retail Trade 8,916 10,794 1,879 235 2.4%

Transportation and Warehousing 2,512 2,916 404 50 1.9%

Information 1,066 1,113 47 6 0.5%

Finance and insurance 1,676 1,889 213 27 1.5%

Real estate and rental leasing 1,422 1,417 -5 -1 0.0%

Professional, Scientific, and Technical Services 1,908 2,761 852 107 4.7%

Management of Companies and Enterprises 864 967 103 13 1.4%

Administrative and Support and Waste Management and Remediation Services 5,105 4,121 -985 -123 -2.6%

Educational Services 7,455 8,167 712 89 1.1%

Health Care and Social Assistance 5,115 6,465 1,349 169 3.0%

Arts, Entertainment, and Recreation 785 1,154 368 46 4.9%

Accommodation and Food Services 6,123 7,815 1,692 212 3.1%

Other Services (except Public Administration) 2,224 2,347 123 15 0.7%

Public Administration 1,495 1,618 123 15 1.0%

Unclassified 0 13 13 2 ---

Total 66,689 70,706 4,017 502 0.7%

Source: Economic & Planning Systems

H:\143068-Northglenn Fiscal and M arket Analysis\Data\[143068-Employment.xlsm]T1.1-2DIGNAICS North I-25

2005-2013Wage & Salary Employment
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Employment 
Northglenn

Description 2005 2013 Total Ann. # Ann. %

Agriculture, Forestry, Fishing and Hunting 13 --- --- --- ---

Mining, Quarrying, and Oil and Gas Extraction 10 14 4 1 4.3%

Utilities 4 4 0 0 0.0%

Construction 557 412 -144 -18 -3.7%

Manufacturing 606 387 -219 -27 -5.4%

Wholesale Trade 154 194 40 5 2.9%

Retail Trade 1,814 1,668 -146 -18 -1.0%

Transportation and Warehousing 70 115 45 6 6.3%

Information 18 15 -3 0 -2.3%

Finance and insurance 238 224 -13 -2 -0.7%

Real estate and rental leasing 143 143 0 0 0.0%

Professional, Scientific, and Technical Services 254 332 79 10 3.4%

Management of Companies and Enterprises --- 92 --- --- ---

Administrative and Support and Waste Management and Remediation Services348 417 68 9 2.3%

Educational Services 4,603 5,362 759 95 1.9%

Health Care and Social Assistance 736 765 29 4 0.5%

Arts, Entertainment, and Recreation 183 238 55 7 3.3%

Accommodation and Food Services 1,299 991 -308 -39 -3.3%

Other Services (except Public Administration) 349 272 -76 -10 -3.0%

Public Administration 439 433 -6 -1 -0.2%

Unclassified --- --- --- --- ---

Total 11,837 12,078 241 30 0.3%

Source: Economic & Planning Systems

I:\Data\GIS\143068-Northglenn Fiscal and M arket Analysis\ [QCEW_Q2_2013_Northglenn.xlsx]T1.1-2DIGNAICS

Wage & Salary Employment 2005-2013
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Commute 
  

Where workers live          Where residents work 



79 Northglenn Fiscal and Market Analysis 

Multifamily Residential Property Year Built Total Units

The Village at North Hills 1998  168

Regatta 2000  352

Greens of Northglenn 1997  128

Stone Mountain Apartments 2001  320

Reserve At Northglenn 2001  220

Griffis North Metro 2002  562

 1,750

Source: Economic & Planning Systems

H:\143068-Northglenn Fiscal and M arket Analysis\Data\CoStar\ [Propert ies.xls]t1. M F Res Propert ies
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Example – Thistle Sage (Northglenn) 

Address 11801 Washington

Developer Countryside Asset Management

Year Completed 1972

Building Type wood-frame

Façade Type brick

Stories 4

Number of Units 418

Average Rent

Studio $1.74

460 $1.74

1 BD $1.75

460 $1.83

550 $1.77

590 $1.67

2 BD $1.51

690 $1.77

790 $1.52

880 $1.38

910 $1.35

Parking open

Ratio N/A

Rent/SF 
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Example – Carrick Bend (Northglenn) 

Address 11525 Community Center Drive

Developer Holland Residential

Year Completed Est. 2015

Building Type wood-frame

Façade Type wood siding

Stories 3

Number of Units 228

Average Rent

1 B 1 B $1.54

700 $1.66

842 $1.42

2 B 2 B $1.24

1150 $1.24

3 B 2 B $1.41

1241 $1.41

Parking detached parking garages

Ratio N/A

Rent/SF 
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Example - Encore at Highpointe Park (Thornton) 

Address 9701 Pearl Street

Developer Encore Enterprises

Year Completed 2013

Building Type metal-frame

Façade Type brick, particle siding

Stories 3

Number of Units 220

Average Rent

1 BD $1.33

775 $1.36

825 $1.30

2 BD $1.29

1020 $1.28

1080 $1.29

3 BD $1.29

1250 $1.29

Parking garage, covered, 

surface, open side

Ratio 2.2:1

Rent/SF 
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Example - Redhawk Ranch (Thornton) 

Address 12150 Washington Center Pkwy

Developer Berkshire Communities

Year Completed 2002

Building Type wood

Façade Type stucco-overlay

Stories 3

Number of Units 384

Average Rent

1 BD $2.13

630 $2.04

758 $2.27

856 $2.07

2 BD $1.70

1005 $1.57

865 $1.82

1065 $1.70

3 BD $1.59

1091 $1.59

Parking open and covered

Ratio 0.5:1

Rent/SF 
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Household Median Income for Rent 

"Affordable" Rent

Number % $/month

Total Households  13,403  13,403

Less than $10,000  858 6.4% $0 - $250

$10,000 to $14,999  576 4.3% $250 - $370

$15,000 to $24,999  1,300 9.7% $380 - $620

$25,000 to $34,999  1,515 11.3% $630 - $870

$35,000 to $49,999  2,077 15.5% $880 - $1250

$50,000 to $74,999  2,748 20.5% $1250 - $1870

$75,000 to $99,999  2,077 15.5% $1880 - $2500

$100,000 to $149,999  1,729 12.9% $2500 - $3750

$150,000 to $199,999  281 2.1% $3750 - $5000

$200,000 or more  228 1.7% $5000 - $5000+

Median income (dollars) $52,886

Mean income (dollars) $61,644

Source: Economic & Planning Systems

H:\143068-Northglenn Fiscal and M arket Analysis\Data\[143068-Income.xls]Affordable Rent

Households in Northglenn
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Contact Information 

EPS Contact - Andrew Knudtsen 

Email: aknudtsen@epsdenver.com 
Main Line: 303-623-3557 

 

MIG Contact – Jay Renkens 

Email: jayr@migcom.com 
Main Line: 303-440-9200 

 


