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I. CALL TO ORDER AND REVIEW OF UPDATE AGENDA 
 
 
II. REVIEW OF THE FORMAL COUNCIL MEETING AGENDA 
 
 
III. BRIEFINGS 
 

A. Discussion Regarding Employment Center Zoning and the Warehousing 
Overlay (Estimated 15 Minutes) 

 
B. Executive Session pursuant to C.R.S. 24-06-402(4)(e), determining 

positions relative to matters that may be subject to negotiations; 
developing strategy for negotiations; and instructing negotiators 
regarding an incentive agreement for Meati. (Estimated 15 Minutes) 

 
C. Executive Session pursuant to C.R.S. 24-06-402(4)(e), determining 

positions relative to matters that may be subject to negotiations; 
developing strategy for negotiations; and instructing negotiators 
regarding an incentive agreement for Brennan Development at 126th and 
Washington Street. (Estimated 15 Minutes) 
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Council Update 
Agenda Summary 

July 27, 2021 
 

BRIEFINGS: 
 

A. Discussion Regarding Employment Center Zoning and the Warehousing Overlay  
- John Cody, Economic Development Director 
 
The industrial development market has been one of the hottest development sectors 
in the country through the pandemic. Thornton has seen a large amount of interest in 
this area, with around 3 million square feet of speculative industrial development 
currently planned in our City at this time.  One component of industrial development 
is very large distribution and warehouse uses, as opposed to smaller warehouse or 
manufacturing uses. Staff has made interpretations to distinguish large distribution 
and warehouse uses from smaller warehouse uses based on the size of the space 
used and the ratio of dock doors to building size.   
 
Economic Development worked with City Council and the City Development team in 
recent years to determine the best locations for these large distribution and warehouse 
uses.  Those areas have been identified in the Comprehensive Plan that was 
approved by Council in 2020.  The overlay is identified in the Future Land Use Map 
(FLUM) as the Employment Center – Warehousing Overlay.  These areas were 
chosen carefully by Staff based on our previous discussions with Council and the 
surrounding area and developments.  Staff has been seeing increased pressure from 
property owners and developers in extending this overlay area to other sites and 
would like to get feedback from City Council regarding the buildout of Employment 
Center areas to help better guide our discussions with potential developers. 
 

B. Executive Session pursuant to C.R.S. 24-06-402(4)(e), determining positions relative 
to matters that may be subject to negotiations; developing strategy for negotiations; 
and instructing negotiators regarding an incentive agreement for Meati.  
- John Cody, Economic Development Director 
 

C. Executive Session pursuant to C.R.S. 24-06-402(4)(e), determining positions relative 
to matters that may be subject to negotiations; developing strategy for negotiations; 
and instructing negotiators regarding an incentive agreement for Brennan 
Development at 126th and Washington Street.   
- John Cody, Economic Development Director 
 

 
 
 
 



COUNCIL UPDATE COMMUNICATION 
Meeting Date:  

July 27, 2021 
Agenda Item: Agenda Location: Goal(s): Legal Review: 

 ___ 1st Reading 
 ___ 2nd Reading 

Subject: Discussion Regarding Employment Center Zoning and the Warehousing Overlay 

Recommended by: John Cody Approved by: Kevin S. Woods Ordinance previously 
introduced by:  
____________________ 

Presenter(s): John Cody, Economic Development Director, 
Adam Krueger, Deputy Economic Development Director 

SYNOPSIS: 

The industrial development market has been one of the hottest development sectors in the country 
through the pandemic. Thornton has seen a large amount of interest in this area, with around 3 million 
square feet of speculative industrial development currently planned in our City at this time.  One 
component of industrial development is very large distribution and warehouse uses, as opposed to 
smaller warehouse or manufacturing uses. Staff has made interpretations to distinguish large distribution 
and warehouse uses from smaller warehouse uses based on the size of the space used and the ratio of 
dock doors to building size.   

Economic Development worked with City Council and the City Development team in recent years to 
determine the best locations for these large distribution and warehouse uses.  Those areas have been 
identified in the Comprehensive Plan that was approved by Council in 2020.  The overlay is identified in 
the Future Land Use Map (FLUM) as the Employment Center – Warehousing Overlay.  These areas 
were chosen carefully by Staff based on our previous discussions with Council and the surrounding area 
and developments.  Staff has been seeing increased pressure from property owners and developers in 
extending this overlay area to other sites and would like to get feedback from City Council regarding the 
buildout of Employment Center areas to help better guide our discussions with potential developers. 

RECOMMENDATION: 

Staff recommends Alternative No. 1, following the existing Comprehensive Plan and Future Land Use 
Map for Employment Center – Warehousing Overlay. 

BUDGET/STAFF IMPLICATIONS:  

None. 

ALTERNATIVES: 

1. Follow the existing Comprehensive Plan Future Land Use Map for Employment Center –
Warehousing Overlay.

2. Deviate from the Comprehensive Plan Future Land Use Map and allow Employment Center –
Warehousing Overlay to be expanded to locations that staff believes are detrimental to a balanced
land use approach employment center development.

N/A N/AA

JC KW
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BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY):  (includes previous City Council action) 
 
While staff supports distribution and warehouse uses in Thornton, we desire a mix of employment uses 
in Thornton to help provide better diversity and opportunities for a variety of employment options.  There 
are sites that work better for a distribution use and sites that do not due to the truck traffic they generate 
and potential impacts on surrounding residential or commercial uses. Back in 2017, Economic 
Development and City Development staff worked to better define language on what constitutes large 
distribution and warehouse uses. In September 2017 Council approved a resolution amending the 2012 
Comprehensive Plan (plan prior to the recently approved 2020 Comprehensive Plan) to include a new 
subcategory within the existing Employment Center land use category called the “Employment Center - 
North Washington Overlay” which allowed for large distribution warehouses. This was done to allow the 
opportunity for these types of uses but also because it was recognized that large distribution uses have 
a greater impact on surrounding areas and therefore need to be carefully located. The 2020 
Comprehensive Plan rewrite (adopted in July 2020) carried forward Council’s direction and includes an 
“Employment Center – Warehouse Overlay” land use category based on the resolution approved by 
Council in 2017. 
    
If Council desires to allow the Warehousing Overlay to be expanded into other locations that are already 
designated as Employment Center, the change will be accomplished on a site-by-site basis with 
Comprehensive Plan Amendments.  These amendments will be accompanied by staff analysis regarding 
the viability and impacts of such a development on the surrounding community. 



Discussion Regarding

Employment Center Zoning and

the Warehousing Overlay

Thornton City Council
July 27, 2021



Purpose
Purpose: Garner direction from Council regarding 
preservation of employment center land not set aside for 
large distribution uses.

Agenda
• Context/Background
• Reasons for Limiting Warehouse Overlay
• Staff Recommendation



Overlay Area



Background
• 2017 - Staff worked with City Council to Establish 

Appropriate Locations for Large Distribution Uses and 
Incorporated into Future Land Use Map
– Employment Center – North Washington Overlay

• 2017 – Staff worked with local developers and looked at 
new employment centers in Metro Denver region to 
define Large Distribution and develop criteria to allow 
for a diversity of employment options in Thornton

• 2020 – Staff continued following Council’s direction and 
incorporated overlay into Comprehensive Plan update
– Employment Center – Warehouse Overlay



Reasons for Limiting Warehouse 
Overlay 

• Factors for Consideration
– Impacts to Residential
– Unique Development Opportunities
– Changes to Development Perspectives

• Illustrative Examples
– 126th and Washington
– 160th and Washington
– 160th and York Property



Staff Recommendation
Current
Follow the existing Comprehensive Plan Future Land 
Use Map for Employment Center – Warehousing 
Overlay

Future
Consider expansion of the Warehousing Overlay in 
Employment Center areas on a case-by-case basis, 
considering the unique characteristics of specific 
properties beyond market appeal
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