COMMUNITY
PROFILE

2

A firm understanding of Frederick’s past and present is a crucial
component of the Comprehensive Plan process. The Community Profile
provides an overview of the existing conditions in the town, current plans
and policies, and market and demographic influences that have shaped
and will continue to shape Frederick’s built environment. It summarizes
key points presented in the Existing Conditions Report, establishing the
foundation for the vision, goals, and objectives of the Comprehensive Plan.
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REGIONAL SETTING
The Town of Frederick, Colorado, located
in Weld County, sits along the Front Range
of the Colorado Rocky Mountains with its
western edge outlined by Boulder Creek.
Located just 20 miles north of Denver and
20 miles east of Boulder, the Town of Frederick encompasses more than 14 square
miles. Bisected by I-25, Frederick is south of
State Highway 119 and stretches for nearly
six miles along State Highway 52.
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Frederick is the center of a 46,000-person
region in the Carbon Valley, which includes
Firestone and Dacono, and is only 34 miles
from Denver International Airport. At an
elevation of 4,984 ft. above sea level, the
Town of Frederick enjoys access to Rocky
Mountain vistas and maintains a unique,
small-town charm.
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COMMUNITY HISTORY
The Carbon Valley area began to boom in
the late 1800s with its abundance of coal.
According to an 1868 report to the Denver
Pacific Rail Company, an engineer noted
that the area contained a superior product
of coal, which “would serve as a most excellent fuel for locomotives.” As immigrants
migrated to work the region’s coal mines,
Frederick was established adjacent to the
Denver Pacific Railway line in 1907 by a
group of predominately Italian immigrants.

The town’s founders created a local culture
rooted in self-sufficiency and took on
responsibilities such as constructing the
first grocery store and bank, opening Frederick’s first high school in 1916, and pooling
resources to purchase Milavec Lake for
access to a reliable water source in 1958. At
the time, the Carbon Valley was a series of
Rocky Mountain villages interspersed with
agriculture located well outside of Denver.

The Carbon Valley’s agricultural heritage
began to shift in the late 1800s with a new
opportunity: coal. A century later, hard
times fell on the Town of Frederick when
several area coal mines closed in the late
1920s and population and economic growth
stagnated. Despite this loss, the community
persevered and continued to grow as it
shifted its major industry from coal mining
to a more diverse set of sectors including
manufacturing, oil and gas operation, and
construction. The completion of I-25 as an
interstate in 1969 created over 300 miles
of four-lane, divided highway between
New Mexico and Wyoming, and linked the
Carbon Valley with I-70 and the rest of the
Front Range region. This transportation
project, along with others, provided the
foundation for later industrial and suburban-styled growth and development.
Recent growth has occurred rapidly in
Frederick and the Carbon Valley, which
generally aligns with the job and population growth experienced in recent decades
across Colorado and the Mountain West.
Frederick is emerging as a sought-after
residential community that features a
high quality-of-life and local businesses
that serve town residents, attracting an
increasing number of Boulder and Denver
area commuters. Nevertheless, agricultural
activities maintain a visible presence in the
community, which contributes to its local
character and charm.

The Town of Frederick’s slogan is “Built on
What Matters,” and reflects the unyielding
commitment of local residents to their
community. This slogan was developed
after substantial flooding impacted
Frederick in 2013. Despite the community
suffering costly property damage, residents
banded together to persevere through the
aftermath of the flood and began rebuilding
Frederick. The new brand and logo reflect
the pioneering spirit that continues to be
a foundation in Frederick where the life
you dream is yours to create. Community
members in Frederick know that their voice
makes a difference and that they continue
to have an active role in creating a community they can be proud to call home. The
community’s response to the flood disaster
and the Town’s brand show that even as
Frederick develops and grows, the community values its small-town and self-reliant
local culture.
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9

2

3

¹

¹

C

119

F

11

12

9

¹
¹
¹

Low Density Residential

E

Medium Density Residential
High Density Residential
Mixed-Use Residential Neighborhood

HARVEST PKWY/CR 22

Neighborhood Commercial

16

17

14

15

k

Existing

¹

Existing

E

M

AGGREGATE BLVD/CR 7

M

§
¦
¨

¹

22

$

24

ek

27

Co

5

¹

30

C

0

Town Boundary

0.25

0.5

4

Planning Area Boundary

1

Miles

±

22

27

28

29

M

H

36

sR

R

K8

P

Carbon Valley
Recreation
Center

Centennial Park

31

eservior and I

32

¹
E

i ga
tio
n

Dit
c

h

¹¹

F

P

Figure 6-7:

of improvements, environmental stewardship, and public safety. A comprehensive list of
ultimate responsibilities include:

33

e
34

52

e

Dacono
3

2

1

6

5

Open Space Priorities Map

easements, it will begin to incur new responsibilities. Eventually, they will include maintenance

rr

WHEATLAND BLVD/CR 17

$

Frederick
Town Hall

¹ Ð ¹$
¹

er

H

Far m

¹

RIDGEWAY BLVD/CR 15

£
¤

Fire Station
#1

COLORADO BLVD/CR 13

£
"
Erie

itch
rD

oulde
rB
we
Lo

Lo
we
rB

ou

ou

h
y Ditc

Existing Facility

Firestone

TIPPLE PKWY/CR 16

lde
rD

SILVER BIRCH BLVD/CR 11 it c h

CR 1

35

We
l

nt

6

34

15
Proposed

Records and additional maps are available for review at the Town of Frederick, Planning Department, 401 Locust Street, Frederick, CO 80530
telephone 720.382.5500, fax 720.382.5520, website: www.frederickco.gov

lridge Ditch

25

26

CR 5
CR 3.25

er &

¹

H

This map is general representation of the Land Uses within the Town of Frederick. The map is for general representation only and may contain information
that is not current.

E

dC

B o u ld

33

¹

The Town of Frederick does NOT warrant the precise boundaries and shall assume no liability for any errors, omissions, or inaccuracies in the information
provided regardless of cause. The Town of F rederick assumes no liability for any decisions made or actions taken or not taken in reliance upon this map or
any information provided on this map.

¹
low
Hol

32

E

Existing

21

20

ing
Godd

31

Proposed

E

£ Park and Ride
"

Modified Arterial

FRA

GODDING HOLLOW PKWY/CR 18

C

Proposed

¹

F Firestation

Ð

4-Lane Arterial

Disclaimer:

¹

¹

Library

4-Lane Highway Arterial

19

10

$

2-Lane Arterial

Milavec
Lake

F

re

28

23

4

Public safety
•

Leash laws

•

Protection of fire/flooding

•

Remedies for infractions

Property acquisition
•

Evaluation and prioritization of open space parcels (staff portion of acquisition
process)

•

Contact w/ property owners/agents
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PAST PLANS & STUDIES

Local Plans

This section contains a review of local
and regional plans and studies that have
guided growth and development in the past
and may have additional impact on future
decisions within the Town. Several of these
plans are referenced and used as a foundation for recommendations and policies
within the Comprehensive Plan.

The Town of Frederick
Comprehensive Plan (2006)
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The Comprehensive Plan has been the guiding
policy document for the Town of Frederick for
nearly a decade. The Plan outlines 23 goals
and strategies for 11 topic areas that include
growth, image and design, housing, economic
development, commercial development, industrial, transportation, public improvements,
parks, environment, and culture. The Land Use
Plan indicates future land uses for Frederick
within the Town’s planning boundary, showing
community separators on the east and west
ends that are intended to create a physical and
natural break from adjacent communities.

Community Profile | Town of Frederick | Comprehensive Plan

imPlEmEntatiOn
Plan

R Recreation Center

Collector Road
Bella
Rosa
Golf
Course

M

Fire
Station
#2

H

29

$
Æ
c

Community Separator

Interstate Highway

¹
30

H

Parks and Open Lands

¹

25

maintaining
P.O.S.t.
SyStEm

thE

M

16 School
High

Light Industrial

Transportation

a

C
ho

I da

21

20

¹

Bould
er
C

Boulder County
Weld County

Go

19

Ditch

C

Charter School/Existing

¹

Public/Quasi-Public Facilities

dding

K-8\Existing

Middle School

17

18

13

E

PreSchool/Existing

Community Commercial
Regional / Corridor Commercial

BELLA ROSA PKWY/CR 20

P

K8

Employment

Mixed-Use Highway 52 Commercial

¹

e
re

Plan
rEcOmmEndatiOnS

Elementary School

Downtown Commercial

Æ
c
18

and

Community Facilities

8
Rural Residential

¹

E

CR 20.5

gOalS
POliciES

Comprehensive Plan
Land Use

7

¹

P-2

EE 10

Public
inPut

TOWN OF F R EDER ICK

¹
M

¹

St. Vrai
n C
r ee k

ExiSting
cOnditiOnS

Adopted by the Planning Commission August 21, 2012
Revised 5/19/2014

CR 19

Fire
Station
#4 - Proposed

9

8

7

ExEcutivE
OvErviEw
Summary

TOWN OF FREDERICK

$

Figure A-1: Downtown Frederick Vision

£
¤

E

PREAMB L E – VISION POSTER

3

4

5

6

Page 6 - 25

Downtown Development
Plan (2009)

Parks, Open Space, and
Trails Master Plan (2010)

The Downtown Development Plan provides
policy and development recommendations
to transform Downtown into a cultural,
recreational, and civic destination. The
Plan provides recommendations for public
improvements that include street furniture,
lighting, and signage, as well as transportation improvements that are intended to
manage traffic circulation while fostering
safe, pedestrian-oriented streets.

The Parks, Open Space, and Trails Master
Plan (POST Plan) provides policies aimed
at preserving critical open space, as well
as the construction of new trails and parks
that are equitable and accessible to the
community. The POST Plan indicates that
Frederick has a well-developed park system
but its trails require improved connectivity
to other trails and subdivisions. As such,
the Plan puts a heavy emphasis on trail
access and connectivity, proposing several
new trails and linkages throughout the
community.

Regional Plans

Hazard Mitigation Plan (2016)
Weld County spearheaded the development
of a county-wide hazard mitigation plan.
The plan has passed the initial Federal
Emergency Management Agency (FEMA)
approval and was adopted by the Town of
Frederick in 2016.

Metro Vision 2035 (2011)
Developed by the Denver Regional
Council of Governments (DRCOG), Metro
Vision 2035 provides a regional plan for
its 57-member governments. The plan
focuses on outcomes, utilizing goals and
baseline conditions to elicit measurable
outcomes for topic areas such as density,
urban centers, open space, water use, and
transportation. With regard to town centers
such as Frederick, the Plan encourages
compact development that takes advantage
of existing infrastructure and provides a
balance of jobs and housing.

2035 Metro Vision Regional
Transportation Plan (2011)

Carbon Valley Transity
Study (2013)

Additional Plans
& Studies

This Plan provides a long-term vision to
maintain and improve mobility throughout
the Denver region. The region faces several
challenges, including limited system
capacity, increased congestion, and a
system that is dominated by automobiles.
The Plan outlines transportation policies
that include expansion of the rapid transit
system, increased roadway capacity, additional bicycle and pedestrian facilities, and
optimization of the freight system.

This study was used to evaluate the need
for transit services in the three Carbon
Valley communities: Frederick, Firestone,
and Dacono. The study includes 11 transit
scenarios and provides both near- and longterm recommendations to provide transit
for the Carbon Valley community.

Several other local and regional plans were
reviewed for their potential influence on
growth, development, and best practices.
These include:

The 2035 Metro Vision Regional Transportation Plan includes both long-range planning
policy goals as well as fiscally constrained
projects. Fiscally constrained projects are
those that can reasonably be implemented
with available funding within the next
25 years. The 2040 Fiscally Constrained
Regional Transportation Plan, adopted
by DRCOG in 2015, is the most current
summary of projects. Although no projects
are scheduled for areas within Frederick
limits, projects such as capacity increases
of I-25 from SH 66 to WCR 38 and from US
36 to SH 7, as well as the conversion of I-25
to High-Occupancy Vehicle (HOV) lanes
and High-Occupancy Toll (HOT) lanes,
will improve overall access to and from the
Town. In addition, CDOT’s North I-25 EIS
amendment shows a rail station at the northeast corner of SH 52 and I-25.

Colorado Cultural, Heritage &
Agritourism Strategic Plan (2013)
This plan is a three-year action plan for the
promotion of agritourism in the State of
Colorado. The plan reviews the history and
current state of agritourism in Colorado
and provides recommendations to address
issues and opportunities related to agritourism promotion, resources, funding, and
liability, among others.

 North

I-25 Environmental Impact
Statement

 Idaho
 I-25

Creek Master Drainage Plan

Corridor Master Drainage Plan

 Regional

Water Transmission & Treatment Feasibility Study

 Frederick

Raw Water Infrastructure
Master Plan

 Frederick

Water Master Plan

 Frederick

Water Conservation Plan
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EXISTING LAND USE
As part of the Comprehensive Plan process,
an inventory of existing land uses in Frederick was conducted in order to gain greater
insight into how the Town has grown and
developed and to provide a base of understanding for potential changes in the future.
The land use and development patterns
in Frederick were documented through a
detailed inventory based on fieldwork reconnaissance conducted in the spring of 2015.
As a rapidly growing community, existing
land use and development patterns have
broad implications for the character, form,
and future of the Town of Frederick.

Residential

Mobile Homes

Quarry

Agriculture

Mobile homes are defined as dwelling
structures that are built on a permanent
chassis with the intention of moving the
structure to a permanent site.

Quarries consist of land areas where rock or
minerals are extracted in open-pit mining
operations, and are located west of Frederick’s principal residential and commercial
areas.

The agricultural land use category consists
of land that is cultivated for raising crops
and livestock. It also includes land used for
the storage of equipment and goods related
to agricultural processes and is the most
prevalent land use in much of the Town’s
undeveloped planning area.

Commercial

Neighborhood Commercial
Neighborhood commercial land uses
include service businesses, retail shops,
professional offices, and restaurants that
serve their immediate neighborhood. These
include the Town’s traditional downtown
area and small commercial nodes, such as
the northeast corner of Frederick Way and
Highway 52.

Single-Family Detached

Corridor Commercial

Single-family detached houses account for
the vast majority of residential land use in the
Town of Frederick. Single-family detached
homes are stand-alone structures for individual families that are typically owner-occupied, although some may include rental
homes. The Town of Frederick has an existing
neighborhood of “manufactured homes” on
permanent foundations, which are within the
Single-Family Detached land use category.

Corridor commercial land consists of a wide
range of uses that include retail, restaurants,
hotels, commercial service, and professional
offices. These uses are located along the I-25
and major arterial roads, allowing for convenient automobile access and serve both local
and regional communities.

Single-Family Attached
Single-family attached structures are individual
housing units that are attached horizontally
with separate entrances, such as townhomes
and duplexes. Frederick has a limited supply of
single-family attached structures.
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Light Industrial
Light industrial uses involve the manufacturing and/or assembly of goods and
materials. These uses generally carry
minimal noise, visual, and environmental
impacts, and are generally located along
the I-25 corridor.
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Warehousing &
Distribution
Warehousing and distribution uses include
land used for the storage and distribution
of goods. Frederick’s expansion toward I-25
has included the construction of several
distribution warehouses along frontage
roads adjacent to I-25, these are typically
large buildings in undeveloped or developing areas with access to the Interstate.

Public/Semi-public
The Public/Semi-public land use category includes a range of uses that include
government facilities, schools, and places of
worship. A number of civic land uses are in
Frederick, including the Post Office, public
works department office, Town Hall, as well
as fire and police departments located near
the Town’s downtown. Educational facilities include the six schools that are located
within the Town’s limits, the largest of which
in terms of enrollment and land area is Frederick High School. Finally, several places of
worship are located within Frederick’s town
limits, located throughout the town in both
commercial corridors and residential areas.

Parks & Open Space
Parks include public or private sites and
facilities that provide active and passive
recreational amenities. Open space areas
include land that has not been designated
as active parks, but may contain environmental features such as large tree stands,
streams, and wetlands. Open Space areas
also include parcels that have steep slopes
and may be unsuitable for development.
Cemeteries and land associated with trail
rights-of-way are included in the open
space land use category.

Utilities
Utility uses include sites and facilities that
accommodate critical infrastructure, power
generation and substations, and electrical
support towers.

Vacant/Undeveloped
Vacant/undeveloped areas include land
that is not currently in active use, but may
be developed in the future.

Comprehensive Plan | Town of Frederick | Community Profile
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ZONING & DEVELOPMENT
REGULATIONS
Frederick Land Use Code
The Frederick Land Use Code includes
detailed land use and development policies
intended to establish a cohesive, well-designed community. This includes provisions for land use, landscaping, buffering,
street grid design, block size, parks, and
building architecture. Article 3 of the Land
Use Code establishes 18 zoning districts:

Single Family Residential
Districts (R-E, R-1)
The intent of these districts is for low density,
single family detached homes. The R-E
district seeks to preserve open space and agricultural land through cluster development
patterns, while the R-1 District established
more traditional single family neighborhood
character. These are the predominant zoning
districts within Frederick.

Multi-family Residential
Districts (R-2, R-3)
The R-2 and R-3 districts are intended
to accommodate single-family attached
and multi-family uses, respectively. R-2
districts are encouraged to be integrated
with R-1 districts to create mixed-residential
neighborhoods and the higher density R-3
districts are encouraged to be sited adjacent to commercial uses.
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Manufactured Housing
Districts (R-MH1, R-MH2)
These districts are intended primarily for
dwellings that are pre-fabricated. R-MH1
is a high-density district that permits two
or more manufactured homes on a single
parcel while R-MH2 permits manufactured
homes on individual lots as part of a subdivision.

Commercial Districts
(C-N, C-C, C-H52, C-E)
The commercial zoning districts are
intended to accommodate a range of
commercial uses from local service and
retail commercial to auto-oriented commercial uses to business park developments.

Industrial Districts (BLI, I)
These districts are intended to accommodate uses that provide employment
opportunities. The districts permit a
range of industrial uses that include light
industrial uses, research and development
offices and institutions, manufacturing,
warehousing and distributing, indoor and
outdoor storage.

Public District (P)
This district is intended for public parks
and recreational facilities, as well as public/
semi-public buildings.
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Agricultural District (A)

Downtown Districts (DN-A, DN-B)

The agricultural district is intended for
farm activities that include the raising
of crops and livestock. The Agricultural
District is limited to the southeast corner
of Frederick and a cluster of parcels on the
Town’s west side.

The Downtown zoning districts are
designed to enforce a pedestrian-oriented
character through a mix of service commercial, retail commercial, and cultural uses
with an emphasis on protecting the existing
historic character of Frederick. The D-A and
D-B zoning district follow a Regulating Plan
and must adhere to specific street typologies and standards as well as design and
development standards.

Hazard Overlay District (H-O)
This overlay district is intended to delineate
known geological and flood-prone areas.
Should areas zoned as H-O be sufficiently
mitigated for existing hazards, parks and
open space are permitted by right. Golf
courses, outdoor recreational facilities, and
gas and oil extraction require conditional
use permits.

Planned Unit Development
Overlay District (PUD-O)
PUD-O districts are intended to encourage
creative site design by permitting greater
development flexibility. In Frederick, a
PUD must be owned by a single entity, and
developed under a single development
plan, but modifications in lot size, bulk, type
of use, density, lot coverage, open space, or
other standards are permitted, with formal
review and approval by Town officials. PUD
districts in Frederick act as overlay districts,
where the underlying zoning district
controls much of the land use regulation,
but allows for a master planned site and
modifications to the overall urban design.

Exception Cases
The Town of Frederick features some
exceptions to their standard zoning map,
which are related to past annexation
agreements. Certain parcels annexed in
the 1990s were included in a PUD overlay
area, but do not currently include any base
zoning classifications. These parcels are
undeveloped ground and will need to be
officially zoned to accommodate future
development. Further, there are two specific
locations where properties were annexed
but without any zoning applied at all. All of
these parcels are specifically noted on the
Town’s current zoning map.

Comprehensive Plan | Town of Frederick | Community Profile
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Zoning Analysis

Height & Density

Boundaries & Districts

Permitted buildings in Frederick reflect its
small town heritage by limiting height and
density, with commercial buildings specifically restricted to 40-foot height limits and
industrial areas to 50-feet. Residential buildings heights max out at 35 feet, even as part
of a mixed-use development. Multi-family
residential areas have a maximum density
of 25 units per acre and Residential Estate
zoning districts can earn a density bonus
for use of conservation design.

The Town of Frederick Zoning District Map
was most recently updated in March 2015.
The Map outlines boundaries for each of
the zoning districts; however, there are no
R-MH2 districts shown on the map.

Mixed Use Development
The Land Use Code allows mixed use
development in several zoning districts.
All Downtown and Commercial districts
permit mixed use dwelling units. In addition, the C-E district promotes a mix of
housing development types by only permitting 50% of a residential portion of a project
to be single-family housing, and requires
at least two housing types. The standards
that permit mixed-use developments serve
to promote more walkable and vibrant
neighborhoods with a combination of both
commercial service, office, and residential
uses.
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Organization
The zoning requirements as presented in
the Land Use Code are well-organized and
easily referenced. By utilizing a permitted
use table, users can more easily compare
permitted uses across several districts
(Table 3.1). In addition, the Zoning Ordinance includes Density and Dimensional
Standards tables for both Residential and
Non-residential zoning districts(Table 3-4
and 3-5).
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Community Design
Principles &
Development Standards
Article 2 of the Land Use Code, Community Design Principles and Development
Standards, contains requirements for
neighborhood design, parking, landscaping,
buffering, and lighting, among others.

Off-Street Parking
Off-street parking requirements are generally in-line with the adjacent communities
within the area. However, this policy could
be further evaluated during the planning
process to determine the community’s
interest in emerging best practices, such
as parking maximums, shared parking,
and flexible parking standards. These
approaches can increase the overall area of
a site available for development, improve
site and neighborhood aesthetics, and
provide a more comfortable pedestrian
environment.

Landscaping
Landscaping requirements are located
within Article 2 of the Land Use Code. The
intent of the requirements is to preserve
community character, provide tree-lined
and landscaped parkways, provide relief to
urbanized areas through vegetation, and to
reduce energy and resource consumption.
While the landscape design requirements
mandate landscaping to “maximize” the
use of native species, it does not quantify the amount of native species and
drought-resistant plantings specifically. The
requirements; however, do have a species
diversity component, which is essential for
mitigating impacts of invasive species and
plant diseases. In addition, these requirements only encourage the use of permeable
materials, but do not require it. Generally,
these policies reflect best practices but are
not incentivizing or mandating their application in new development in Frederick.

Town of Frederick
Subdivision Regulations
The Town of Frederick Subdivision Regulations provide procedural requirements for
the development of real estate within the
municipality. Specifically, the regulations
address annexation procedures; preliminary plat filing, which includes submitting
sketch plans, and development plan review
protocols; and detailed approval processes
including neighborhood meetings. It also
defines and addresses procedures for minor
modifications and minor subdivisions.

Downtown Code

Oil & Gas Extraction

Article 15 of the Land Use Code includes
the Downtown Code, which provides
requirements specific to areas zoned DN-A
and DN-B. The intent of the Downtown
Code is to maintain the pedestrian-friendly
and historical character of Downtown. The
Code covers approximately 18 blocks and
includes provisions for streets, development, building and frontage types, signage,
parking, and architecture. The Code takes
a form-based approach, which emphasizes
form over function.

Oil and gas wells and equipment are
common within the Front Range, and
Frederick is no exception. With its location
in Weld County, Frederick is at the center
of the Colorado oil industry. In 2014, 85% of
the 91 million barrels of oil from Colorado
were pumped from Weld County wells. In
Frederick, there are over 500 wells within
the municipal boundary. Beyond their
environmental, employment, and logistics
implications, oil and gas operations also
have a critical impact on land use planning.

The Downtown Code has unique requirements designed to maintain the community’s small-town feel. To assist users, the
code includes cross-sections that illustrate
each of the four Downtown street typologies. Building heights are restricted to 35
feet except in cases where development can
be shown to promote the “public good and
welfare” by providing public amenities. The
code encourages sustainability and the use
of solar arrays, green roofs, and gray water
systems.

Oil and gas extraction is regulated by the
State of Colorado Oil and Gas Conservation Commission (COGCC). The COGCC
requires a minimum 350-foot setback for
new oil well sites that will be place adjacent to existing development. The Town
provides requirements as well, requiring
new development lots to be located at least
150 feet from of an existing oil or gas well or
production facility. This setback increases
to 350 feet if the proposed development is
intended to be used as a place of assembly,
institution, or school.

COOPERATIVE
PLANNING AREAS
The Town of Frederick entered into several
intergovernmental agreements (IGA) with
neighboring communities to establish
cooperative planning areas and other mutually beneficial arrangements. The IGAs
listed below summarize existing cooperative planning areas that will influence
future land use in Frederick. There are no
current IGAs with either the Town of Erie
or City of Dacono.

Fort Lupton IGA (2007)
The Town of Frederick entered into an
agreement with the City of Fort Lupton in
2007, recognizing the rapid pace of growth
in Weld County and aiming to jointly
plan for the vacant ground between their
two communities, as the municipalities
expand together. Further, there was interest
in promoting new development within
either municipality’s boundaries and/or
growth management area, versus pursuing
approval through Weld County. The agreement addresses coordinated land use, transportation, recreation, and environmental
planning within the IGA Geographical
Area. Finally, it establishes an annexation
line at WCR 19, with Frederick located on
the west side and Fort Lupton to the east.

Comprehensive Plan | Town of Frederick | Community Profile
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Longmont IGA (2011)
The two municipalities recognized that
since 2006 there was an overlap between
Longmont and Frederick’s planning areas
and that the undeveloped acreage between
the communities presented certain growth
concerns and challenges, particularly in
terms of negative impacts on the local
environment and ecology. Specifically,
the municipalities had concerns about the
St. Vrain River and Boulder Creek areas
and the potential for negative impacts on
wildlife habitat, flood control programming, groundwater quality, and adequate
open space planning. A clear boundary
line was established through the agreement, described in the document as,
“commencing at the crossing of SH119 over
the St. Vrain River, and traveling southward
along the St. Vrain River to its confluence with Boulder Creek, then traveling
southward along Boulder Creek to WCR 20
extended.” Longmont agreed not to annex
east of this line, and Frederick agreed not to
expand west of it.
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Boulder County:
Frederick Boulder Creek
Planning Area (2008)
The Town of Frederick entered into an agreement with Boulder County to preserve the
Boulder Creek area as rural and open space
land. The area, known as the Frederick Boulder
Creek Planning Area (FBCPA) is required
to remain as publicly-owned open space.
However, should unincorporated land be developed under Weld County, it is limited to Estate
District (R-E) that limits density to no greater
than one home per five acres. Land within the
FBCPA may be annexed by Frederick so long
as the property is used for land conservation
and is protected from development.

Firestone IGA (1998)
Firestone and Frederick entered into an
agreement based on their shared interest
in addressing overlapping urban growth
boundaries, as well as committing to orderly
growth, the efficient management of municipal
services, planning for increased demands on
services, and promoting the economic viability
of the area. Specifically, between I-25 and Colorado Boulevard, Firestone agreed not to annex
any property lying south of the half section line
lying between Roads 20 and 22; whereas Frederick agreed not to annex any property north
of the half section line lying between Roads 20
and 22. East of Colorado Boulevard, Firestone
agreed not to annex any property south of CR
16.5 and Frederick agreed not to annex any
property north of CR 16.5.

Community Profile | Town of Frederick | Comprehensive Plan

DEMOGRAPHICS &
MARKET ANALYSIS
An analysis of Frederick’s demographic
and market conditions was conducted to
guide the planning process and provide
the necessary background information for
developing market-viable recommendations. The analysis focuses on six topics: (1)
population demographics, (2) employment,
(3) housing market, (4) retail market, (5)
office market, and (6) industrial market.
All data was obtained from ESRI Business
Analyst and the U.S. Census Bureau, unless
otherwise noted.

NOTE: The racial and ethnic categories
discussed here are defined by the U.S.
Census. For the U.S. Census definition,
those individuals who identify themselves
as “Hispanic” (which is an ethnicity) also
identify with a racial category such as
“White” or “Black.” As such, the Hispanic
category cannot be added to the sum of the
racial categories.

Demographic Trends



 Frederick’s 2015 population is estimated

at 10,935 people and is expected to grow
by 2,000 people between 2015 and 2020.

 Based on Central Weld County Water



Between 2010 and 2020, the percentage
of the population identifying as a racial
minority is projected to grow from 12.5%
to 13.7%.



Frederick’s Hispanic population is
expected to grow marginally from 4.7% of
the population in 2010 to 5.5% in 2020.

District estimates, Frederick will have a
population of 18,604 residents in 2035.

 This population increase (+19%) is less

than what the Town experienced between
2000-2010 (+120%) but greater than future
projections for the larger MSA (+14.7%).

Market Implications

Frederick’s projected 1.8% annual income
growth between 2015 ($77,429) and 2020
($84,647) is expected to keep pace with
inflation.

Even after several decades of explosive
population growth, Frederick is projected
to experience a continued increase over the
next five years. As the Town grows, it will
also represent a more complex community
makeup. Frederick’s population is expected
to age, become wealthier, and more racially
and ethnically diverse. A larger population
with more disposable income will have a
corresponding influence on demand for
goods and services. In addition an aging
population may require a more age targeted
housing stock of townhomes, multi-family
units and senior housing.

 Between 2010 and 2020, the Town’s

median age is expected to increase
slightly to 36.4 years, while the MSA
median age will rise from 36.6 to 37.1.

 The percentage of the population older

than 55 years is expected to increase from
16.5% in 2010 to 22.2% in 2020.

Demographic Summary
Frederick, Colorado

 Frederick’s 2015 median household

income is estimated at $77,429. Between
2015 and 2020, the median income is
projected to rise by more than $7,000 to
$84,647. Frederick has, and is projected to
continue to have a higher median income
than the MSA.

2010

2015

2020

20351

Population

8,679

10,935

12,936

18,604

+4,275

+49.0%

Households

2,950

3,693

4,378

--

+1,428

+48.4%

Average Household Size

2.94

2.96

2.95

--

+0.01

+0.3%

Median Age

34.2

36.3

36.4

--

+2.2

+6.4%

--

$77,429

$84,647

--

+7,218*

+9.3%*

White

89.3%

87.5%

86.2%

--

--

-4.7%

Black

0.5%

0.7%

0.9%

--

--

+0.4%

Asian

2.1%

2.6%

3.0%

--

--

+0.9%

Other

5.0%

5.8%

6.2%

--

--

Two or More Races

3.1%

3.4%

3.6%

--

Hispanic (Any Race)3

4.0%

4.7%

5.5%

--

Frederick

Median Household Income 2
Race & Ethnicity2

Projected Change
(2010-2020)

--

+1.2%
+0.5%

--

+1.5%

* = denotes "projected change" is from 2015 to 2020. The 2010 U.S. Census did not collect income data
= data from Central Weld County Water District (CWCD)
2
= certain totals may not added up due to rounding errors
3
= denotes that the U.S. Census considers Hispanic an ethnicity and is not mutually exclusive from the White, Black, Asian, and Other categories
Sources: U.S. Census; ESRI Business Analyst; Houseal Lavigne Associates
1
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Employment
This section details employment information, including total employment
levels and trends, industry breakdowns,
major employers, and the inflow/outflow
of workers into the Town. All data was
obtained from the U.S. Census Bureau, the
Colorado Department of Labor, and the
Town of Frederick.
 In

2011, Frederick contained 2,928 jobs,
nearly 50% more than in 2002 (1,680
jobs). Nevertheless, this steady increase
in employment has not kept pace with
population growth during the same
period, resulting in perceptions that
Frederick is a bedroom community.

 The

highest concentrations of employment within Frederick are found in
Downtown, the light industrial area
at the southeast corner of I-25 and
Godding Hollow Parkway, and an
additional light industrial cluster at the
southwest corner of I-25 and SH 52.

 Based

on 2011 numbers, Frederick’s
primary industries are in construction
(924 jobs) and manufacturing (666
job, with other high-ranking industries including Wholesale Trade (236
jobs), Retail Trade (155 jobs), Mining,
Quarrying, and Oil and Gas Extraction
(148 jobs); and Waste Management and
Remediation (146 jobs).
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 St.

Vrain Valley School District is the
Town’s lead employer, with nearly 500
full-time employees who work at Frederick High School, Legacy Elementary
School, Thunder Valley K-8, SPARK!
Preschool, and Carbon Valley Academy.

 It

is estimated that Frederick could
stand to gain roughly 1,237 new jobs
between 2013 and 2023. (Applying Frederick’s local share of the Greeley MSA
jobs provided by Colorado Department
of Labor).

 Within

the Greeley MSA, the five
industries projected to see the greatest
increase in jobs between 2013-2023 are:
Mining (+6,521); Construction (+6,346
jobs) Transportation & Warehousing
(+4,259 jobs); Manufacturing (+3,012
jobs); and Retail Trade (+2,755 jobs).

 Within

the Denver-Aurora MSA, the top
five industries for job growth include:
Professional, Scientific, and Technical
Services (+61,140 jobs); Health Care
and Social Assistance (+51,114 jobs);
Construction (+34,174 jobs); Waste
Management and Remediation (+28,605
jobs); and Retail Trade (+24,845 jobs).

 More

than 2,500 non-residents
commute into Frederick for work and
more than 5,700 Frederick residents
travel outside of the Town for work.
Only 211 people both live and work in
Frederick.
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Market Implications
Frederick has seen a steady rise in employment levels, likely due to the two main
drivers of recent economic activity in the
Carbon Valley: the expansion of the Denver
metro region north, and the rapid growth
of the Colorado oil and gas industry. Most
regional reports and state-backed analysis
forecast that both regional trends will
continue and the Carbon Valley is well-positioned to add more jobs and share in
Colorado’s employment growth.

As Boulder and Longmont have developed
into more prominent employment hubs
in the last 10-15 years, the Carbon Valley
has emerged as an attractive, affordable
residential community in close proximity
to these new jobs. Nevertheless, employment has not kept pace with population
growth during the same period, resulting
in perceptions that Frederick is a bedroom
community. Although Frederick will not be
as competitive in all employment sectors,
it will be well positioned to attract jobs in
certain sectors

Total Primary Jobs (2002-2011)
Frederick

3,500
2,928

3,000
2,500
2,000

1,680

1,500
1,000
500
0

2002

2003

2004

2005

2006

2007

2008

2009

2010

2011

Source: U.S. Census Bureau - On The Map, Houseal Lavigne Associates

Housing Market
This section provides an overview of the
housing market in Frederick, including
total units, type, tenure, construction and
sales trends, age, and value. All data was
obtained from the U.S. Census Bureau,
ESRI Business Analyst, Town of Frederick,
Central Weld County Water District, as
well as Zillow and Trulia, both national
providers of real estate data.
 In

2015, Frederick contained an estimated 3,820 units.

 There

is a projected need for approximately 2,600 new housing units by
2035.

 The

average home in Frederick is an
owner-occupied, single-family detached
home with three bedrooms.

 Roughly

92% of all units are singlefamily detached homes, with only 2%
of the stock identified as multi-family
units and the remainder either singlefamily attached or mobile home units.

 The

majority (64.7%) of the Town’s
housing stock was built after 1990 and
nearly all (95.1%) after 1960.

 The

current (2015) median home value
in Frederick is $280,842 and is projected
to increase by nearly 20% to $335,137 by
2020.

 In

2014, permits were issued for 172
units, compared to 260 in 2004 and 334
in 2005. However, 2012 levels were the
highest seen since 2005. Permits for
more than 700 units have been issued
since 2010, and as of the end of 2014, the
city received preliminary plats for more
than 1,600 new residential units.

Market Implications
The Frederick housing market remains
strong in the wake of the recession, and
new growth is now occurring. Asking prices
are on the rise, and the Town continues
to experience new construction. Population increases in the Carbon Valley, and
the I-25 corridor more broadly will drive
the regional housing market. The Denver
metropolitan area is expanding north
which will add new complexity to the
market including a more diverse range of
consumers. Further, the University of Colorado and the Boulder economy continue
to expand and carry national impact,
attracting new workers and expanding
the regional population. Diversifying the
Town’s housing stock may help to achieve
community goals.

Total Housing Units (2010, 2015, 2020)
Frederick

5,000

4,594

4,500
4,000

3,820

3,500

3,070

3,000
2,500
2,000
1,500
1,000
500
0

2010

2015

Owner-Occupied

2020

Renter-Occupied

Vacant
Source: Esri Business Analyst

Housing Type & Tenure (2009-2013)
Frederick

Single Family,
Detached, 92.1%

Housing Type
(2009-2013)

Owner Occupied,
82.3%

Single Family,
Attached, 4.3%

Housing Tenure
(2015)

Multi-Family, 1.5%

Mobile Home, 2.6%
Vacant, 3.3%

Renter
Occupied,
14.3%

Source: 2009-2013 American Community Survey, U.S. Census, Esri Business Analyst
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Retail Market
This section provides an overview of
Frederick’s retail market, highlights other
commercial areas competing with Frederick
for consumer spending; and evaluates
Frederick’s retail market potential through
a “gap analysis.” All data is from 2014-2015
and was obtained from ESRI Business
Analyst, a national provider of market data.

Retail Gap
Frederick’s retail market potential is
assessed through two different lenses: a
local market and a regional market. As
consumers shop based on convenience and
proximity, a drivetime-range best models
consumer shopping behavior, as opposed
to using jurisdictional boundaries or simple
mileage. Consumers will generally travel
short distances for groceries and day-to-day
needs, but travel longer to purchase more
durable items such as refrigerators, cars,
or high-end clothing. For this analysis,
the local market is defined as a 5- and
10-minute drive from the intersection
of Colorado Boulevard and 5th Street in
Downtown; the regional market is defined
as a 15- and 20- minute drive from the intersection of I-25 and SH 52. These two points
and the corresponding drivetime-ranges
represents the most effective means of
evaluating Frederick’s current retail market
potential.
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Retail Gap Analysis Summary
Frederick - Downtown (2015)
Summary Demographics

5 Minute Drivetime

Frederick Region (2015)

10 Minute Drivetime

15 Minute Drivetime

20 Minute Drivetime

2015 Population

12,174

28,451

152,518

2015 Households

4,283

9,586

53,893

175,277

2015 Median Disposable Income

$51,582

$57,510

$67,180

$57,700

2015 Per Capita Income

$26,508

$30,446

$36,703

$33,977

Local Regional Gap ($M)
Summary

472,505

Regional Retail Gap ($M)

5 Minute Drivetime

10 Minute Drivetime

$56.7

$43.0

$533.2

$214.8

Total Retail Trade

$45.8

$20.7

$466.0

$126.4

Total Food & Drink

$10.9

$22.2

$67.2

$88.3

Total Retail Trade and Food & Drink

Industry Group
Motor Vehicle & Parts Dealers

Retail Gap
($M)

Potential1
(SF)

Retail Gap
($M)

Potential1 (SF)

15 Minute Drivetime

Retail Gap
($M)

Potential1 (SF)

20 Minute Drivetime

Retail Gap
($M)

Potential1 (SF)

($19.8)

(49,500)

($61.8)

(154,500)

$59.4

148,500

$19.7

49,250

Furniture & Home Furnishings Stores

$2.2

5,500

$5.8

14,500

$10.3

25,750

$35.7

89,250

Electronics & Appliance Stores

$3.0

7,500

$6.7

16,750

($2.4)

(6,000)

($90.2)

(225,500)

Bldg Materials, Garden Equip. & Supply Stores

$2.3

5,750

($8.0)

(20,000)

($26.1)

(65,250)

($1.6)

(4,000)

Food & Beverage Stores

$5.2

13,000

($41.9)

(104,750)

$32.4

81,000

($78.3)

(195,750)
283,250

Health & Personal Care Stores

$7.0

17,500

$4.3

10,750

$55.0

137,500

$113.3

Gasoline Stations

$9.3

23,250

$23.2

58,000

$59.5

148,750

$2.7

6,750

Clothing and Clothing Accessories Stores

$6.2

15,500

$18.0

45,000

$48.2

120,500

$95.9

239,750

Sporting Goods, Hobby, Book, and Music Stores

$2.7

6,750

$7.3

18,250

$35.9

89,750

$42.5

106,250

General Merchandise Stores

$18.9

47,250

$46.5

116,250

$55.0

137,500

($1.4)

(3,500)

Miscellaneous Store Retailers

$2.5

6,250

$6.4

16,000

$25.9

64,750

$32.8

82,000

$10.9

27,250

$22.2

55,500

$67.2

168,000

$88.3

220,750

Food Services & Drinking Places

1 Potential based on an average annual sales per-square-foot of $400.
Nonstore retailers excluded from analysis. Totals are subject to rounding errors.
Source: ESRI Business Analyst ; Houseal Lavigne Associates
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A retail gap analysis is a comparison of
retail supply and demand within a defined
market area. Its findings help establish
what types of new retail may or may not be
supported. The gap analysis compares the
availability of goods and services (“supply”)
with consumer expenditures (“demand”)
within both local and regional drivetimes.
When consumers spend more than existing
businesses can accommodate (demand
> supply), this means that consumers are
spending dollars outside of the market
area. This is referred to as “leakage,” and is
displayed in green on the accompanying

table. Typically, market areas with leakage
represent potential opportunities for
growth, as local demand for these goods
and services already exists but is unmet by
existing supply. Conversely, when there is a
larger amount of supply within a particular
retail category or more than consumers
spend (supply > demand) in a market area,
there is market saturation. This is referred
to as a “surplus,” and is depicted in red on
the accompanying table. A retail category
with surplus is more challenging for new
retail development because it is already
oversupplied. In addition to surplus and

leakage figures, the accompanying charts
also include supported retail potential in
square footage.

Market Implications
Generally speaking, both the local and
regional retail markets are experiencing
leakage, which indicates there is room for
retail growth and additional consumer
spending in Frederick, and in the Carbon
Valley more generally. Both Frederick’s
convenient location off I-25 and traditional
Downtown present a strong foundation to

build from, and they address two different
types of market demand. Several categories show opportunities for growth and
if Frederick is positioned correctly, new
businesses could open in Town and other
existing business may relocate to better
performing locations within the community. A key public policy consideration for
the Town of Frederick is determining its
level of interest in pro-actively pursuing
retail development, and then crafting strategies tailored to key sites.
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Office Market
With regard to office market regions, Frederick lies between two established market
areas: the Denver metro area (Downtown,
Aurora, Boulder) and Northern Colorado
(Fort Collins, Loveland, Greeley); it is also
located on the outer fringes of Boulder,
which has a unique office demand dynamic
related to the University of Colorado Boulder. Many of Frederick’s residents
commute to offices in Boulder and the
Denver area, and it appears the Town’s
most likely competition would be located
in the northern suburbs, generally in the
vicinity of E-470. Therefore, a blend of
Denver and Northern Colorado analysis is
presented. All data was obtained from ESRI
Business Analyst, CBRE, Colliers International, and Jones Lang LaSalle, and local
listings.
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Northern Denver
Office Submarket

Office Market Implications
for Frederick

Frederick would be considered an exurban
extension of Denver’s northern submarket
area. Although the northern submarket
has been stable recently, it is generally one
of the weaker performing segments of the
Denver region and not established as a
significant office-employment destination
at this time. There have been recent signs
of opportunity, such as a moderate net
absorption rate and a vacancy rate lower
than the regional Denver average (9.5%
versus 11.2%). There has been limited new
construction in recent years, and there
appears to be a shift from existing Class C
office space (which had a negative absorption rate) to growing demand for existing
Class A and Class B space in the northern
suburban office market.

There is likely some unmet demand for
office space in Frederick today, and that
demand will likely grow as the population
of the Carbon Valley increases over the
next 10 years. Understanding demand
within the area will be important, and there
are different market conditions within the
various parts of Frederick. Although there
may be some modest demand for small
offices in Downtown Frederick, or within
the established core, most of the potential is
in close proximity to I-25.
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There are no large office complex developments in Firestone, Frederick, or Dacono
at this time, although there are smaller
industrial-business park areas near I-25,
such as off Puritan Way, Miller Drive, and
Indian Peaks Avenue. The greatest potential lies in the Carbon Valley’s portion of the
I-25 corridor becoming an extension of the
northern suburban Denver market.

Efficient highway mobility and access to a
wide labor pool are some of Carbon Valley’s
greatest development assets. Future Class
A office new construction in the greater
Carbon Valley will likely occur near the I-25
interchanges and could compete with other
office developments in the corridor, both
north and south along the Front Range.
Further, I-25 access is an asset that differentiates office development in the Carbon
Valley from other sites within Boulder and
Longmont, which are more isolated. SH
52 does provide a viable corridor for office
growth as well, which could still draw from
the Boulder and Longmont labor pools
while providing more direct connectivity
with I-25.
Frederick’s central location between Fort
Collins and Denver could also be leveraged
as an asset. Office development on I-25
could draw from labor pools in Northern
Colorado, such as Loveland, as well as the
Denver suburbs. The undeveloped land
near the SH 52 and I-25 interchange likely
holds potential for office and business
park development in the near to mid-term,
particularly as specific tenants and users
could complement other light industrial, oil
and gas, and logistics sector developments.

Industrial Market
Similar to the Carbon Valley position
within the office market, Frederick is
located between the Northern Colorado
and metro Denver industrial markets. The
Carbon Valley’s economy has historically
been rooted in coal mining and manufacturing and has an existing industrial base,
which represents an economic development opportunity for the area. In general,
the area’s economy is more aligned with
industrial production and transportation
logistics than other Front Range communities, like Boulder and Fort Collins, which
have the major public universities, or even
the Denver area, which is a modern metropolitan center. Data was obtained from
Colliers International (Q3 2014), CBRE (Q3
2014), and Jones Lang LaSalle (Q3 2014)
and local listings.

Northern Denver
Industrial Submarket
Frederick is located just beyond the core
suburban Denver industrial market, but
the northward growth trend along I-25 will
ultimately make the area more competitive for future industrial development
and construction. Currently, the northern
industrial submarket is experiencing higher
vacancy rates than the overall Denver
market, and absorption is slower than other
parts of the Denver region.

The I-70 corridor and proximity to the
Denver International Airport have location
advantages that the northern suburbs and
Northern Colorado submarkets do not offer,
but there is still a clear market for uses
along the I-25 corridor as well.
Most of the existing industrial activity in
the northern Denver suburbs is still located
south of the E-470 outer belt. Specifically,
the existing areas are concentrated in
Commerce City and extend northeast
along I-76, into the City of Brighton. Most
communities north of 88th Avenue, like
Thornton and Northglenn, are primarily
single-family residential in character and
feature few industrial land uses. The one
major exception is in the older part of
Broomfield, but generally there are very
limited industrial areas in the northern
suburbs.
Opportunities for new industrial and
business park development in Frederick
likely exist particularly related to logistics,
distribution, and warehousing in proximity
to I-25. However, there will be competition
from Thornton, Broomfield, and Erie, all
of which have annexed land adjacent to
E-470, the Northwest Parkway, and I-25, and
sit closer to Denver’s urbanized core than
Carbon Valley.

THE IMPACT OF THE
WELD COUNTY OIL
& GAS ECONOMY
The oil and gas industry is centrally
important to Weld County’s growth, which
has garnered national attention. Much of
Frederick and the Carbon Valley’s recent
residential and general commercial growth
can be directly linked to broader economic
impacts from the expanding energy sector
in Colorado. New housing construction in
southwestern Weld County has been partially
driven by new population associated with
the oil and gas industry moving into the
state. Further, many of the new retail and
restaurant developments in Carbon Valley
are serving this same population, and oil and
gas workers and their families constitute an
important segment of the local market.
Colorado’s oil and gas impact is different
than very isolated, rural areas in North
Dakota and Wyoming where energy companies have provided temporary housing and
privately-held retail services to employees
and their families. In Colorado, many of these
workers have made more permanent investments, primarily in new housing construction, and blended into long-established and
existing communities. In effect, this oil and
gas related trend is significantly contributing to the Denver metropolitan footprint
expanding north of E-470.

Although a unique and still evolving
employment sector, the Colorado oil and
gas industry is an important part of understanding Carbon Valley’s development
potential. Weld County represents nearly
80% of the oil produced in the state, and
with recent decreases in the global price of
a barrel of crude oil, any impact in Colorado
will be felt more significantly in the County
than other parts of the state. According to the
U.S. Bureau of Labor Statistics, Weld County
has led the nation two years in a row for the
greatest percentage of job growth, and the
Energy Information Administration (EIA)
recently released a report forecasting that
2015 will be the highest domestic oil production in 45 years.
The Town of Frederick should anticipate
that any shift in the oil and gas industry will
ripple through the Carbon Valley economy
too, impacting the housing, commercial,
office, retail, and even industrial markets.
This impact is likely to occur regardless of
whether the shift is positive, negative, or
even just a slowdown in the growth rate. As
a result, it could be difficult to forecast longrange land use and development trends and
plans may require flexibility to accommodate
fluctuations. This reality reflects that the
Carbon Valley is located in an emerging area
with rapidly shifting market forces, versus a
more established, built-out trade area. Therefore continuing to monitor the fast-moving
oil and gas industry is an important part
of understanding Frederick’s local market
potential.
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