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Council Update 
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June 25, 2019 

5:45 p.m. 
 
 
 

I. CALL TO ORDER AND REVIEW OF UPDATE AGENDA 
 
 

II. REVIEW OF THE FORMAL COUNCIL MEETING AGENDA 
 
 

III. STAFF BRIEFINGS 
 

A. Discussion of Short-term Rentals (Estimated 25 Minutes) 
 

B. Discussion Regarding Marijuana Licensing Criteria (Estimated 20 
Minutes) 
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BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY):  (includes previous City Council action) 
 
Recommended Regulatory Strategies 
 

1. Primary residence, owners only:  Property owners can operate the home where they live for the 
majority of the year as an STR.  Documentation that the home is their primary residence will be 
required. Those tenants leasing a property for an extended period could not operate an STR. 

 
2. Accessory land use (home occupation):   The operation of an STR is accessory to the use of a 

home as a primary residence and can be regulated as a home occupation.  As such, no 
additional fire or building code or accessibility upgrades are required. 

 
3. Residential character:  Maintaining the residential appearance of the home is required.  No 

exterior alterations or additions that change the residential character are allowed, including the 
addition of a secondary entrance, except as allowed by State law.  
 

4. Partial and whole house rentals, including Accessory Dwelling Units (ADUs):   Allowing both 
partial and whole house rentals provides maximum flexibility for an STR host to meet the needs 
of their personal situation.  ADUs could be rented as well. 

 
5. Investment rentals prohibited:  Renting a property that is not the host’s primary residence could 

be considered a commercial operation, similar to a boarding/rooming house.  This classification 
may require modifications to meeting building or fire codes, such as fire alarm/detection systems, 
exit signage, accessibility upgrades, etc.  If Council desires to allow investment rentals, staff 
recommends classifying those as a lodging use and adopting a separate set of regulations. 

 
6. Business license and lodger’s tax ID:  An STR is considered a home-based business. All City 

businesses must be licensed and the lodger’s tax ID would be issued as a part of the same 
application process.  There is no fee for the business license. 

 
7. Collect and remit lodger’s tax:  Hosts must collect lodger’s tax for any rentals at their property 

and remit the tax to the City.  The City will explore agreement opportunities with primary host 
sites (Airbnb, VRBO), whereby, the company will collect the tax and remit it to the City for the 
host, but it is unlikely that all host sites will participate.  In those instances, the host remains 
responsible for tax collection and remittance. 

 
8. Business license number in all advertisements:  Inclusion of the business license number in all 

advertisements assists with identifying STRs operating in Thornton.  The City can focus 
enforcement efforts on those advertising without a license number, as those locations are likely 
unlicensed.  Additionally, the number provides an auditing mechanism for lodger’s tax collection 
and remittance. 

 
9. STR license required:  A license provides a mechanism for specifying operational requirements 

and associated enforcement mechanisms.  The annual licensing fee will help to offset the cost 
of monitoring and enforcement efforts.  That fee has not been determined, but it could include 
provisions for a waiver for those who are income qualified. 
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The following regulatory strategies would be included in the STR licensing provisions: 
 

10. One STR license per property:  Owners are limited to one STR license per property, even if they 
have two spaces that they could rent separately such as a basement unit and an ADU.  The 
owner needs to identify the space they will rent at the time of application for an STR license. 

 
11. Maximum occupancy:  Occupancy is typically limited based on the number of bedrooms 

available, in order to ensure that the number of renters does not exceed the capacity of the 
home.  Generally, it is calculated at two occupants per bedroom, plus two additional (in the event 
of a sleeper sofa), but staff will explore appropriate standards for inclusion in an ordinance.   

 
12. One booking at a time:  Hosts could not rent portions of their available space to separate groups, 

such as renting individual bedrooms to different guests.  This prevents a hotel-like atmosphere 
and helps to address neighborhood concerns about parking, etc.  
 

13. Self-certification of safety requirements:  In lieu of on-site inspections, STR license applicants 
would be required to “self-certify” that their home has operable smoke detectors, a carbon 
monoxide detector, and a fire extinguisher.  If the City were made aware of a potential violation 
later, the STR license provisions would allow staff to complete an on-site inspection.  

 
14. Commercial events prohibited:  STRs cannot be used as a commercial wedding venue, party 

site, or for similar activities. 
 

15. Local emergency contact:  STRs – particularly whole house rentals – may be operated when the 
owner is not present.  Police and other City staff can use the local emergency contact information 
to address urgent issues in a timely manner.  

 
16. Parking requirements or vehicle limits:  The number of vehicles allowed at an STR should not 

exceed the amount of off-street parking available in order to minimize impacts to neighbors. 
 

17. General requirements:  Hosts are required to inform their guests about the City’s noise ordinance 
and other behavior expectations, such as the authorized areas for marijuana use (if any).  
Adequate trash disposal containers are required, based on the space being used as an STR, 
and hosts must explain the process for trash collection and container storage.  Regular 
maintenance, such as lawn mowing, would also be required. 

 
18. Fines, sanctioning, and revocation process:  The STR license process should include 

procedures for addressing violations of the operational requirements using a designated 
administrative hearing officer. 

 
19. Notification:  STR license applicants must notify their homeowners’ association (HOA) and their 

regular property insurer of their intent to operate an STR.  Documentation of such notice is 
required prior to issuance of an STR license. 
 

20. Insurance:  STR licensees must carry a minimum of $1 million worth of liability insurance for the 
property.  Hosts could obtain an additional policy or rider or they may conduct all STR 
transactions using a platform that provides the same amount of coverage. 
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21. Business services assistance: STR licensees would be eligible for the same services already 
provided to other home-based businesses, such as marketing grants and workshops. 

 
Other Regulatory Strategies – Not Recommended 
 
Several other regulatory options were identified during staff’s analysis of various STR programs, often 
to address situations specific to the jurisdiction with the requirement. The following items are included 
for Council’s reference, but are not recommended to be included in an STR ordinance. 
 

1. Registration or permit process:  In lieu of an STR license, a basic registration requirement could 
be imposed.  However, there would be no way to address problematic properties through fines, 
sanctions, or a revocation process.  Alternatively, a permit could be issued for STR operation, 
but again, enforcement options are limited.  Violations could be addressed via Municipal Court, 
but the resolution timeline is likely much longer.  Therefore, neither of these options are 
recommended.   

 
2. Long-term tenant can operate STR:  Tenants renting a property with a long-term lease, typically 

six to twelve months, could be authorized to operate an STR with approval from the property 
owner.  However, this creates another layer of liability and accountability, along with enforcement 
challenges, so it is not recommended. 
 

3. Limited number of STRs per block:  These limitations are intended to spread out the STRs in the 
community and lessen the impacts in areas where the lots are small.  If the maximum STRs are 
already operating on a block, then other owners could not participate in this activity.  Staff does 
not believe limitations are necessary, since the number of STRs estimated to be operating in 
Thornton is not high.  
 

4. Maximum rental days per year/month:  Although intended to prohibit an STR from being rented 
constantly, enforcement of this provision would be very difficult.  Generally, rental information is 
only available after the fact when lodger’s taxes are paid.  It would require significant staff time 
to attempt to track the number of days each STR has been rented in real time and, therefore, 
this requirement is not recommended. 
 

5. On-site safety inspections:  In lieu of self-certification, on-site inspections for smoke and carbon 
monoxide detectors and a fire extinguisher could be required.  This type of inspection could not 
readily be completed with current staffing, and because the safety requirements are very basic, 
on-site inspections are not recommended.  In addition, STR hosts may consider this an intrusion 
by government into their homes. 
 

6. Host presence during rental:  Requiring a host to be present on-site for partial home or ADU 
rentals could address immediate issues with guests but would be awkward with whole house 
rentals.  For consistency, staff does not recommend this requirement.  
 

7. Marijuana restrictions:  The City Code includes several specific requirements regarding the use 
and cultivation of marijuana.  STR guests may choose to engage in marijuana use in compliance 
with State law and when allowed by the host.  Guests cannot engage in marijuana cultivation, 
as the City Code specifies that this activity can only occur at a primary residence in an enclosed 
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locked space and in compliance with applicable building, fire, and other codes.  Staff does not 
believe that additional regulations are necessary. 

 
Next Steps 
 
Regardless of whether Council chooses to allow or prohibit STRs, City Code changes are required. 
 
If directed, staff will prepare draft ordinances to allow STRs in Thornton.  Amendments to several parts 
of the City Code are required, along with an entirely new STR licensing process.  This process is 
anticipated to take several months and will require coordination between several City departments.  
Once completed, the draft will be reviewed with Council and then scheduled for a public hearing.  
Members of the public who have expressed interest in this topic will be notified. 
 
If Council chooses to prohibit STRs in Thornton, several City Code changes are necessary to provide 
the appropriate clarification and enforcement mechanisms.  Staff will draft those amendments for 
review with Council and will notify those interested members of the public. 
 
 



Short-Term Rental 
Regulatory Strategies

June 25, 2019



Purpose

• Review & Analysis

• Recommended Regulatory Strategies

• Other Regulatory Strategies – Not Recommended

• Next Steps

Review regulatory best practices and staff 
recommendations for short-term rentals and provide 
direction regarding future City Code amendments.

Agenda



Review & Analysis
Reviewed regulations for
• Aurora
• Boulder
• Boulder County
• Broomfield
• Colorado Springs
• Denver
• Fort Collins
• Golden
• Longmont
**Regulations in flux throughout the state

Airbnb listings in 
Thornton as of 5/31/19



Recommended Regulatory Strategies
Land Use Requirements
• Primary residence
• Owners only
• Accessory land use
• Residential character

• Partial & whole house rentals
• ADU rental okay
• Investment rentals prohibited

Business License Requirements
• Business license & lodger’s tax ID
• Collect & remit lodger’s tax
• Business license # in all advertisements



Additional Licensing Requirements

• STR license required
• One STR license per 

property
• Maximum occupancy
• One booking at a time
• Local emergency contact
• Parking requirements or 

vehicle limits
• Notification
• Insurance

• Self-certification of safety 
requirements

• Commercial events 
prohibited

• General requirements 
(noise, trash, etc.)

• Fines, sanctioning, 
revocation process

• Business services 
assistance



Other Regulatory Strategies
- Not Recommended

• Registration or permit process
• Long-term tenant can operate STR
• Limited # of STRs per block
• Maximum rental days per year/month
• On-site safety inspections
• Host presence during rental
• Marijuana restrictions



Next Steps
To allow STRs

– Draft ordinances for review w/Council
– Public hearing
– If approved:  Prepare RFP for monitoring/compliance 

services, solicit bids, select vendor, implement 
program
Anticipated timeline:  Minimum six months

------------------
To continue prohibiting STRs

– Draft amendments to clarify Code
– Public hearing

Anticipated timeline:  Two months



B
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• Has been a Colorado resident for one year 
or a US citizen and received a finding of 
suitability 

• Complied with child support orders 

Establishment Requirements (Continued): 
• Current employees list 
• Child resistant packaging  
• Advertising not allowed  

 
The current point system includes points being awarded to applicants based on 11 objective and 
subjective categories that include industry experience, history of violations, Thornton residency, 
criminal history (three categories), employment of individuals with no criminal history, the air filtration 
system, the security plan, the operating plan, and the business plan.  
 
The current process also requires a Community Engagement Plan (CEP) be presented at a public 
hearing in front of the Marijuana Licensing Authority.  



Marijuana Licensing Update
Purpose: 
Discuss with Council and receive direction regarding the criteria and 
community engagement requirements for new marijuana applications. 

Agenda:
- April 16, 2019 Marijuana Discussion Review
- State Minimums to Have a Marijuana License
- Proposed Marijuana Application Requirements
- Proposed Community Engagement Requirements
- Recommendation/Alternatives



April 16, 2019 Marijuana 
Discussion Review

At the April 16 Planning Session, Council directed 
staff to bring back recommendations for licensee and 
community engagement requirements to qualify for a 
lottery system, which would replace the current point 
system. 

1. Administratively review for additional requirements of the applicant 
above the State minimums 

2. Administratively review that the Community Engagement Plan 
contains required objective elements

3. Conduct a lottery drawing using a transparent process   



State Minimums to Have a Marijuana License

Establishment Requirements:
• Approved limited access areas 

diagram and areas posted
• Visitor log
• Security alarm system, lock 

standards, and contact for vendors 
who maintain system 

• Video surveillance 
• Waste disposal
• Inventory tracking system
• Current employees list
• Child resistant packaging 
• Advertising not allowed 

Applicant Requirements:
• Good moral character
• Not employing or being financed 

by a person not of good moral 
character

• 21 years of age
• Paid State taxes
• No felony in last five years
• No drug related felony in last 10 

years
• Occupational restrictions 
• Has been a Colorado resident for 

one year or a US citizen and 
received a finding of suitability

• Complied with child support orders



Additional Proposed Requirements to 
Qualify for Lottery 

• Clean License History – The applicant, applicant’s principal 
officers, directors, members, or owners who currently have or 
previously have had 25% or more ownership in any marijuana 
business has never had a license suspended or revoked. 

• Criminal History – The applicant, applicant’s principal officers, 
directors, members, or owners have never been convicted of a 
felony, have not had a drug related misdemeanor in the last five 
years, and have no drug related pending charges or are currently 
serving a drug related deferred judgement. 



Community Engagement Requirements
• Contact information – name, telephone number, and email 

address of the person responsible for neighborhood 
outreach and engagement.

• Written policies/procedures to address concerns/complaints, 
including posting the contact information 

• Host at least one initial neighborhood meeting to present 
information about the business. 

– Notice must be mailed at least 10 days prior to the meeting to all 
owners of real property, businesses operating, and HOAs within 1,500’ 
of the proposed licensed premises



Recommendation
Bring back a Code amendment which sets additional requirements, 
related to criminal and previous marijuana license history, to be 
considered for a lottery to obtain a marijuana license. 

Alternatives
1) Bring back a Code amendment which sets additional requirements 

to be considered for a lottery to obtain a marijuana license. 
2) Bring back a Code amendment implementing the lottery process 

with no additional requirements above the State’s minimum 
requirements to obtain a marijuana license. 
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