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Meeting Date:

Agenda Item:

Agenda Location:

May 26, 2020

11A 1-2

Public Hearings

Goal(s):

~

'

_L 1 st Reading
_ 2 nd Reading

A public hearing regarding a Zoning Amendment and Conceptual Site Plan for property
generally located southwest of East 168th Avenue and Holly Street (Sack Farms).

Subject:

1.

An ordinance approving a Zoning Amendment for approximately 140 acres of land generally
located southwest of East 168th Avenue and Holly Street to change the zoning designation
from Agricultural to Single-Family Attached (Sack Farms).

2.

A resolution approving a Conceptual Site Plan for residential development on property
generally located southwest of East 168th Avenue and Holly Street (Sack Farms).

Recommended by: Jeff Coder ]'BC

Approved by: Kevin S. Woods XW

Presenter(s): Grant Penland, Planning Director

Ordinance previously
introduced by:

SYNOPSIS:
Zoning Amendment:
The applicant is proposing to change the zoning designation from Agricultural to Single-Family Attached
(SFA) to facilitate residential development.
Conceptual Site Plan:
The applicant is requesting approval of a Conceptual Site Plan (CSP) to allow for the development of
single-family attached and detached homes and related site improvements. Approximately 815 homes
are anticipated for a density of 5.8 dwelling units per acre (DU/AC). The CSP conforms to the
requirements of the proposed SFA zoning district.
RECOMMENDATION:
Staff recommends Alternative No. 1, to approve the Zoning Amendment and CSP.
BUDGET/STAFF IMPLICATIONS:
None.
ALTERNATIVES:
1.
2.
3.
4.

Approve the Zoning Amendment and CSP.
Deny the Zoning Amendment and CSP.
Revise the Zoning Amendment and/or CSP in response to specific Council direction.
Continue the Public Hearing.
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BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): (includes previous City Council action)
The Sack Farms project is a proposed 140-acre residential development southwest of East 168th
Avenue and Holly Street. The CSP anticipates approximately 815 homes for a density of 5.8 DU/AC.
Approximately 23 acres of parks and open space areas are proposed along with required public
improvements including roadways, water and sewer utilities, stormwater detention, and landscaping.
Four Planning Areas are identified in the CSP. Each Planning Area will be reviewed in further detail
through its own subsequent, new CSP and will each be subject to City Council approval. The future
CSPs will provide a more specific lot and street layout, landscaping, open space areas, and other
detailed information.
Two primary access points will serve the development, a right-in/right-out on East 168th Avenue and a
full-movement intersection on Holly Street, which will align with the entrance to the Eagle Shadow
subdivision on the east side of Holly Street, located in unincorporated Adams County.
Holly Street will be realigned along the northeast project boundary to connect with Weld County Road
15 in accordance with the Transportation Master Plan. In compliance with City Code requirements,
Holly Street and East 168th Avenue will be improved by the developer along the project’s frontage
according to arterial roadway standards. Bike lanes and detached sidewalks are proposed as part of
the required right-of-way (ROW) improvements.
Conceptual Site Plan
The CSP proposes the development of approximately 815 homes for a density of 5.8 DU/AC. Required
public improvements will be provided with the development including roadway infrastructure, water and
sewer extensions, storm water detention, parks and open space, and landscaping.
The development will utilize two access points, one on Holly Street and one on East 168th Avenue.
Holly Street will be re-aligned along the northeast portion of the site to connect to Weld County Road
15. Internal collector streets are proposed within the site and will feature detached sidewalks, a
landscaped tree lawn, and bike lanes.
Approximately 23 acres of park and open space areas are proposed throughout the site and will be
landscaped and improved in accordance with City Code requirements. A linear park and regional trail
are proposed along the existing German Ditch and will be improved while preserving and enhancing
existing natural features along the ditch. Sidewalk connections will be provided at appropriate locations
for pedestrian access. Additional open space areas are proposed in each of the four Planning Areas
and will feature landscaping and recreational amenities.
Landscaping: The conceptual landscape plan complies with the requirements of the City Code. The
project’s interior landscaping and exterior streetscape will act to enhance views from adjacent roadways
and surrounding properties. A 35-foot landscape buffer is provided along Holly Street and East 168th
Avenue in accordance with City Code requirements for arterial roadways. Mature trees on the site will
be preserved to the greatest extent possible, and the removal of trees will be mitigated with the addition
of new trees, the amount will be determined through the Minor Development Permit (MDP) review
process. More detailed landscape plans will be reviewed through new CSPs for each Planning Area
and final landscape plans and design will be reviewed through an MDP.
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Water and Sewer: Water and sewer utilities will be extended and constructed in the perimeter
roadways to serve the development. The developer is responsible for extending all necessary water
and sewer lines within the site.
Traffic and Circulation: A Traffic Impact Study was reviewed by Development Engineering and the
City Traffic Engineer demonstrating that the existing and proposed traffic improvements are adequate
to serve the development. The development will utilize two access points, one on Holly Street and one
on East 168th Avenue. The developer will construct Holly Street and East 168th Avenue improvements
according to arterial roadway standards along the project’s frontage as required per City Code. Internal
collector and local streets will be constructed by the developer and will conform to the City’s Standards
and Specifications. Internal roadway networks will be reviewed in more detail through new CSPs for
each Planning Area.
Drainage: A preliminary drainage plan was submitted to the City and reviewed by Development
Engineering. On-site flows will be directed to a detention pond at the northwest corner of the site. Full
spectrum detention will be provided in this detention pond prior to the runoff being released into the Big
Dry Creek drainageway.
Public Land Dedication: Public Land Dedication will be satisfied by providing approximately 23 acres
of improved parks, trails, and open space throughout the development. Parks, trails, and open space
areas will be improved and amenitized in accordance with City Code requirements while being sensitive
to existing natural features on the site.
Fencing: A solid masonry fence will be provided along East 168th Avenue and Holly Street. Open-rail
fencing will be provided adjacent to parks and open space areas. The final fencing plan will be
submitted and reviewed through an MDP and will be in conformance with the CSP and the City Code.
Oil and Gas Facilities: Development near existing oil and gas facilities on the site will exceed current
City Code restrictions by adhering to the following regulations:


No building requiring a certificate of occupancy shall be constructed within 200 feet of a well site
and 350 feet of a production site.



No building with an occupancy of Group A, E, or I as defined by the International Building Code
shall be constructed within 500 feet of a production site.



No building shall be constructed within 50 feet of an active flowline or gathering line. The
subdivision plat shall show easements for flowlines or gathering lines.



Any abandoned flowlines shall be removed or adhere to the above standards.



Any plugged and abandoned wells shall be placed in a 50' x 100' tract. No dwelling unit shall be
constructed within 50 feet of a plugged/abandoned well.



Plugged/abandoned wells shall be located outside of an outdoor activity area unless topography,
landscaping, or other physical means of separating the plugged/abandoned well from the
outdoor activity areas is accomplished without creating an attractive nuisance.
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The City may accept plugged/abandoned wells within the public ROW if there are no impacts to
public infrastructure.

In the event that oil and gas facilities are not plugged and abandoned, the facilities will be required to
comply with current City Code requirements pertaining to active oil and gas facilities.
The Applicant has certified that it provided all notices to mineral rights owners, as required by C.R.S.
24-65.5-103.
Northglenn Settlement Agreement: A 1992 settlement agreement between the City and the City of
Northglenn limits the project density to six DU/AC. The CSP proposes an overall density of 5.8 DU/AC
to be compliant with the Agreement. Subesequent CSPs for each Planning Area will ensure the overall
project complies with the density restriction set forth in the agreement, if applicable at the time of
approval.
CSP Evaluation Criteria:
1.

The proposed project is consistent with the Comprehensive Plan and all requirements of Chapter
18 of the City Code.
The proposed CSP is consistent with the following goals and objectives contained in the
Comprehensive Plan:
5.4.1: Ensure the design and development standards for residential development in Thornton
contribute to the long-term stability and desirability of its neighborhoods.
5.4.2: Ensure Thornton has a full range of housing choices so residents can remain in Thornton
as their housing needs change over time.
The proposed project is also in compliance with the SFA zoning development standards and all
applicable requirements of Chapter 18 of the City Code.

2.

The proposed project is consistent with the current zoning on the property.
The proposed project is in compliance with the proposed SFA zoning designation. Proposed
uses will conform to all applicable SFA zoning regulations.

3.

The CSP is in compliance with all applicable use, development and design standards set forth
in the City Code.
The proposed CSP is in compliance with all applicable use, development and design standards
including access, internal circulation, pedestrian connectivity, landscape buffers, setbacks, park
and open spaces, and related site design requirements.

4.

Adequate facilities and services exist or are planned by the project to serve the development.
Facilities and services exist or will be provided by the developer to serve the project including
public roadway and traffic improvements, water and sewer facilities, stormwater detention, and
sidewalks.
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5.

Compatibility with the surrounding area is demonstrated by proposed improvements, including
screening and buffering that has been provided to minimize impacts to adjacent uses.
The proposed development demonstrates compatibity with adjacent uses by the proposed
improvements, including landscape buffers, fencing, building setbacks, sidewalks, and open
spaces.

Zoning Amendment
The proposed Zoning Amendment complies with the following criteria for a zoning amendment:
1.

Growth and other development factors in the community support changing the zoning.
Growth and development within the larger surrounding community support a change in zoning
for the property. The proposed SFA zoning designation will complement the Comprehensive
Plan’s future land use designation of “Residential Medium.” The Zoning Amendment will
facilitate residential development as envisioned by the City based on anticipated growth,
facilities, and services in the surrounding areas.

2.

The change in zoning represents orderly development of the City and there are, or are planned
to be, adequate services and infrastructure to support the proposed zoning change and existing
uses in the area.
There are adequate existing and planned services to support the proposed development. Water,
sewer, stormwater, and transportation infrastructure will be constructed to serve the
development. Improvements to the perimeter roadways, including Holly Street and East 168th
Avenue, are proposed as part of the public improvements.

3.

The change in zoning provides for an appropriate land use of the property.
Single-family residential development is appropriate in this location based on existing and
anticipated land uses in the area. The proposed rezoning will facilitate appropriate development
on the site as envisioned in the Comprehensive Plan.

4.

The change in zoning is in substantial conformance with the goals and policies of the
Comprehensive Plan and other adopted plans and policies of the City.
The proposed Zoning Amendment is in conformance with the Comprehensive Plan future land
use designation of “Residential Medium.” The request supports applicable Comprehensive Plan
policies, including the following:
5.4.1: Ensure the design and development standards for residential development in Thornton
contribute to the long-term stability and desirability of its neighborhoods.
5.4.2: Ensure Thornton has a full range of housing choices so residents can remain in Thornton
as their housing needs change over time.

5.

The proposed zoning is sensitive to and compatible with the existing and planned use and
development of adjacent properties.
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The proposed Zoning Amendment promotes cohesiveness with surrounding future land use
designations and zoning designations, where residential development is also anticipated. The
proposed Zoning Amendment promotes the ideals of orderly community growth and integration
of the development to surrounding areas.
PUBLIC NOTICE AND RESPONSE:
Public Notification: A public notice of the hearing was published on the City’s official website on May
8, 2020 and at City Hall, the Margaret W. Carpenter Recreation Center, and the Thornton Active Adult
Center on May 8, 2020 in accordance with City Code requirements. All property owners within at least
1,500 feet of this site were sent notice of the Public Hearing 10 days prior to May 26, 2020. Notification
of the City Council hearing was posted on the property for at least 10 days prior to the May 26, 2020
Public Hearing.
Public Response: A neighborhood meeting was held through a virtual Zoom webinar on April 9, 2020
to present and discuss the proposed Zoning Amendment and CSP. Approximately 30 residents and
property owners attended the meeting.
The applicant provided a presentation covering the various elements of the CSP and associated public
improvements. Questions and concerns were raised pertaining to increased traffic, density, roadway
improvements, the Holly Street realignment, detention/stormwater runoff, sewer and water line
connections, oil and gas operations, environmental and wildlife protection, and impacts to groundwater.
The applicant and City staff compiled a summary of questions and concerns that were discussed and
posted responses on a publicly accessible neighborhood meeting webpage. Residents who attended the
neighborhood meeting and other members of the public inquiring about the project have been directed to
this webpage for further information. A link to the webpage is provided below and the response summary
is also attached to this report.
http://www.cityofthornton.net/departments/CityDevelopment/Development/DevProjects/Pages/Sack_Far
ms_Neighborhood_Meeting.aspx
Additional public comments and correspondence received throughout the project review process are
included in this packet.
HISTORY:
The property was annexed into the City through two separate annexations. The Sack I annexation took
place on March 28, 1991 by Ordinance 2064 and the Sack II annexation occurred on April 15, 1991 by
Ordinance 2065. The property was zoned Agricultural upon annexation.
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AFFIDAVIT OF POSTING
NOTICE OF PUBLIC HEARING
State of Colorado
Countyof Adams

)
) ss.
)

I, Desirae Lovato, being first duly sworn upon oath depose and say that I did, on May 8. 2020, post
legal notice of the City Council of the City of Thornton, CO, for a public hearing regarding a Zoning Amendment
and a Conceptual Site Plan for a proposed residential development on approximately 140 acres of land
generally located southwest of East 1681h Avenue and Holly Street (Sack Farms), PLZ201901162 and
PLCSP201901161. This Hearing will be held on May26, 2020, at 7 p.m. using Zoom Meetings, a copyof which
posted Notice is attached hereto and by reference made a part hereof, at the following locations in
Thornton:
omton Official Website, www.ThomtonCo.gov

I

3t ;)o,:}-O

Signed:

Date:�

Subscribed and sworn to before me by "D�s, ro.e. Lo" A.. +o
,201..P
This�dayof Mo.i

. In the County of Adams, State of Colorado,

Not ryPublic
�

MyCommission Expires

ay

�/v B�AJ\1v

L

DO
SARAH GALIBNLI
C
U
P
NOTARY
O
STATE f C�;�:��8
NOTARY I !xPIRES 11130/2022
MY coMMISSIO�..
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NOTICE OF PUBLIC HEARING
PLZ201901162 and PLCSP201901161
The City Council of the City of Thornton will hold a public hearing concerning a Zoning
Amendment and a Conceptual Site Plan for a proposed residential development on
approximately 140 acres of land generally located southwest of E. 168th Avenue and Holly
Street (Sack Farms).
This hearing will be held on May 26, 2020, at 7:00 p.m. To provide testimony during the
public hearing, register in advance at
https://thorntonco.zoom.us/webinar/register/WN_WmQ4jsu2Qw24vs1NLUstIA.
After registering, you will receive a confirmation email containing information about joining
the meeting and the process for providing testimony. You may also participate by calling
669-900-6833 and enter meeting ID 932-6573-9860 at the time of the meeting.
The City Council agenda is on the city of Thornton website at www.ThorntonCO.gov.
If you have a disability and need reasonable accommodation to participate in the meeting,
please contact the city's ADA Coordinator at 303-538-7245, at least eight hours in
advance and arrangements will be made to provide reasonable accommodation. TDD
access is available through Colorado Relay at 711 or you can also email the City
Development Department at CityDevelopment@ThorntonCO.gov.
A copy of the Development Code (Chapter 18 of the Code of the City of Thornton) and the
Zoning Map are on file with the City Clerk of the City of Thornton for inspection by any
interested party. Further, any interested party may appear at this hearing or may
communicate their interest to the City Council by written notice. Written notice must be
received prior to, or during the public hearing.
CITY COUNCIL OF THE
CITY OF THORNTON, COLORADO

_______________________
Jan Kulmann, Mayor

ATTEST: Kristen N. Rosenbaum, City Clerk
APPROVED AS TO FORM: Luis A. Corchado, City Attorney
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Thornton City Hall
9500 Civic Center Drive
Thornton, CO 80229
www.thorntonco.gov

City Development Department
Current Planning Division
PH 303-538-7295
FAX 303-538-7373

May 11, 2020
RE:

NOTICE OF PUBLIC HEARING – PLZ201901162 and PLCSP201901161

Property Owner:
The Thornton City Council will hold a public hearing concerning a Zoning Amendment and a
Conceptual Site Plan for approximately 140 acres of land to allow for residential development
(Sack Farms).
Per Thornton City Code, you are receiving this notice because you own property within 1,500
feet of the subject property, which is generally located southwest of E. 168th Avenue and Holly
Street.
The Thornton City Council is holding the public hearing to consider approval of the requested
Zoning Amendment and Conceptual Site Plan on May 26, 2020, at 7 p.m. To provide testimony
during the public hearing, register in advance at
https://thorntonco.zoom.us/webinar/register/WN_WmQ4jsu2Qw24vs1NLUstIA.
After registering, you will receive a confirmation email containing information about joining the
meeting and the process for providing testimony. You may also participate by calling 669-9006833 and enter meeting ID 932-6573-9860 at the time of the meeting.
All concerned residents and business representatives are invited to attend or communicate
their interest to Thornton City Council by written notice. Written notice must be received prior
to,
or
during
the
public
hearing.
Comments
can
be
sent
to
CityDevelopment@ThorntonCO.gov. If you have any questions concerning this matter, please
contact the City Development Department at 303-538-7295.
The City Council agenda is on the city of Thornton website at www.ThorntonCO.gov.
If you have a disability and need reasonable accommodation to participate in the meeting,
please contact the city's ADA Coordinator at 303-538-7245, at least eight hours in advance
and arrangements will be made to provide reasonable accommodation. TDD access is
available through Colorado Relay at 711 or you can also email the City Development
Department at CityDevelopment@ThorntonCO.gov.
Sincerely,

Ty Robbins
Senior Planner
cc:

FILE – PLZ201901162, PLCSP201901161
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Albert F Sack Jr.
5100 E. 168th Avenue
Thornton, CO 80602
Notification of Public Hearing for an Application for Development associated with the Sack Farm
Development

To whom it may concern,
You are receiving this notice because you were identified as a mineral estate owner within the Sack Farm
property. The Sack Farm property is approximately 142 acres in size and is located in Section 6, Township 1
South, Range 67 West of the 6th Principal Meridian, City of Thornton, County of Adams, Colorado. Ventana
Capital has made an application to the City of Thornton for Rezoning and a Conceptual Site Plan to develop
the property. Please accept this letter as our formal notification for an upcoming public hearing to review
the pending application for development.
The meeting is anticipated to be held on Tuesday, May 26th at 7:00 PM in the Thornton City Council
Chambers (9500 Civic Center Drive, Thornton, CO 80229).

Sincerely,

Jason Krall, PE
Principle Project Engineer
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APN: 0157106000019

Adams County Ownership Breakdown:

SUA?
NO. I could not locate one in the title commitments or by a search of the Adams County website. I do think you should confirm with Kerr-McGee, however, since Adams County records are not as clean as Weld's.

Mineral Interest Owner:

Mineral Interest %:

Date Acquired:

Leasehold Working Interest Owner:

Working Interest %:

Albert F. Sack, Jr.
5100 East 168th Avenue
Thornton, CO 80602
Donna Sack
1241 Irving Avenue
Monterey, CA 93940
Diana Whitfield
11283 Osage Circle, Unit D
Westminster, CO 80234
Dolores Zahtila
6469 South Xenophon St.
Littleton, CO 80127
Lisa Anne Chesrown
2174 Cape Hatteras Drive # 1
Windsor, CO 80550
Lynnette S. Lambrecht
2521 Sage Court
Mead, CO 80542
Donald J. Whitfield
12326 Roslyn Way
Thornton, CO 80602
Gina Marie Funk
2960 Braeburn Way
Highlands Ranch, CO
Randall Winslow
1557 Manor Way
Brighton, CO 80601
Virginia Sack
800 E. 112th Place
Northglenn, CO 80233
Joseph Sack
800 E. 112th Place
Northglenn, CO 80233
Christina A. Sack
821 South 16th Court
Brighton, CO 80601
Albert F. Sack, III
6725 County Road 2
Brighton, CO 80603
Conrad Sack
169 County Road 15
Brighton, CO 80603

10.00%

6/4/2018

Kerr-McGee Oil & Gas Onshore LP
1201 Lake Robbins Drive
The Woodlands, TX 77380

100.00%

1/1/1996 (From Surface to Base of the Shannon Formation, less m/b tract in
NE/4NE/4)
12/1/1997 (From base of Shannon Formation and Below; m/b tract in
NE/4NE/4)

10.00%

6/4/2018

10.00%

6/4/2018

Well Name / Interest%

Date Acquired:

10.00%

6/4/2018

Albert Sack D 1 / 100.00%

12/31/1994

7.50%

6/4/2018

Albert Sack D 2 / 100.00%

12/31/1994

7.50%

6/4/2018

Albert Sack D 3 / 100.00%

12/31/1994

7.50%

6/4/2018

Wellbore Specific Interest Owner:
K. P. Kauffman Company, Inc.
1675 Broadway, Suite 2800
Denver, CO 80202
K. P. Kauffman Company, Inc.
1675 Broadway, Suite 2800
Denver, CO 80202
K. P. Kauffman Company, Inc.
1675 Broadway, Suite 2800
Denver, CO 80202
K. P. Kauffman Company, Inc.
1675 Broadway, Suite 2800
Denver, CO 80202

Albert Sack E 1 / 100.00%

12/31/1994

7.50%

6/4/2018

6.00%

6/4/2018

6.00%

6/4/2018

6.00%

6/4/2018

5.00%

6/4/2018

5.00%

6/4/2018

2.00%

6/4/2018

Total: 100.00%
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SACK FARM NEIGHBORHOOD MEETING 04-09-2020
FREQUENTLY ASKED QUESTIONS (FAQ)
This FAQ document provides consolidated information regarding the most common themes discussed
during the neighborhood meeting or offered by individuals through correspondence in conjunction with
the meeting. Individuals who submitted written questions before or after the neighborhood meeting
received specific replies via email. The following themes are listed in no particular order.
Land Use and Miscellaneous Matters
The City of Thornton has designated the property as Residential Medium in their Comprehensive Plan,
which specifies a density of 5 to 15 dwelling units per acre (DU/acre). The rezone application is seeking
Single Family Attached (SFA) zoning at a maximum of 6.0 DU/acre. At this proposed density, a maximum
of 815 units may be constructed in this development. Allowable uses under the City of Thornton SFA
criteria include single family homes and attached products such as duplexes and townhomes.
A builder has not been selected at this time, and therefore the details of housing types, sizes,
architecture, average lot sizes, and price point is not available. However, those details will be
determined during the final plat process. Where applicable, the minimum lot sizes, setbacks, and
housing types are governed by Thornton code and noted on the cover page of the Conceptual Site Plan
(CSP).
The development will have either an HOA or a Metropolitan District to manage items such as snow
removal, common area maintenance, and shared development costs.
A preapplication meeting and discussions have been held for the Sack Farm parcels located in Weld
County north of this development. Those parcels are not governed by the City of Thornton and its
processes, and a separate application will be processed in the future in Weld County.
The Sack Farm property that is the subject of this application is currently under contract by the
developer.
The development has received a will serve letter from 27J schools indicating sufficient capacity in the
existing schools, and the school district is supportive of the development. This neighborhood will pay
standard impact fees as required by the city and school district, and voluntarily participate in the 27J
Capital Facility Fee Foundation, a public-private partnership that further mitigates the impact of growth.
Traffic and Road Improvements
A site-specific traffic impact and access study was completed for the development as part of the rezone
and CSP process, analyzing the current, opening year, and ultimate 2040 horizon traffic volumes. The
ultimate traffic scenario accounts for growth rates in accordance with City of Thornton requirements as
well as available information about other proposed developments in the area.
The development shall construct the half-width improvements along the property frontage in
accordance with the City of Thornton requirements for Holly Street and 168th Avenue as per their
ultimate cross-section in the Thornton Master Transportation Plan. This includes safe transition offsite
to match existing road cross-sections as per City of Thornton guidelines. A traffic signal is planned for
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the intersection of Holly Street and 168th Avenue. Stop-sign control is planned for the project entrances
with dedicated turn lanes for deceleration, acceleration, and queue pockets.
Holly Street is being realigned with Weld County Road 15 (WCR15) as per the 2008 Crossroads
Alignment Study (City of Thornton, City of Northglenn, Adams County, and Weld County) and the City of
Thornton Master Transportation Plan. The right-of-way (ROW) for the abandoned portion of Holly Street
will be deeded to the applicant and included in Planning Area 2 (PA-2). The resultant parcel northeast of
the newly aligned Holly Street will be developed for residential use. A portion of existing Holly Street
located within Adams County just south of 168th Avenue will become as a dead-end road providing
access to the offsite commercial property and the onsite remnant parcel.
In addition to the arterial improvements along the property boundaries, the development will construct
an internal collector road with three noteworthy connections: to 168th Avenue in the north, to Holly
Street at the Eagle Shadow entrance in the east, and to the southwest corner for the future connection
to Colorado Boulevard by way of the North End Station development.
The combination of offsite arterial improvements and onsite collector roads deliver a level of service
that meets or exceeds design standards and city code for both the short and long-term horizons.
Numerous questions revolved around the intersection of CO Highway 7 (160th Avenue) and Holly Street
and the overall traffic volume on Highway 7. Highway 7 is a Colorado Department of Transportation
(CDOT) road that is not under the jurisdiction of the City of Thornton. The city does not have the
authority to construct improvements along Highway 7, nor require developers to do so, including a
traffic light at the intersection with Holly Street. City staff will follow up with CDOT personnel regarding
these concerns.
Environment & Wildlife
Several studies were conducted for this property. In November 2018, ERO Resources published a Natural
Resources Assessment (“NRA”) with observations and recommendations regarding existing waters and
wetlands, potential habitat for threatened and endangered species, and other wildlife. ERO Resources
published a Phase I Environmental Site Assessment (“Phase I”) in December 2018 and a Phase II Limited
Site Investigation (“Phase II”) in February 2019. Those two studies focused on the assessment of any
risks that could be considered a Recognized Environmental Concern (REC) regarding residential
development. All studies comply with any applicable city, state, and federal guidelines for such work,
including ASTM standards. The following discussion results from the conclusions of those natural
resource experts.
Big Dry Creek is deemed regulated Waters of the United States and its adjacent wetlands fall under the
jurisdiction of the U.S. Army Corp of Engineers. The two irrigation ponds and German Ditch are not
classified as regulated water bodies per the Jurisdictional Determination issued by the U.S. Army Corp of
Engineers in February 2019. The two farmer’s ponds serve the functional role of irrigating the property
for crop agriculture. With development, crop irrigating is no longer necessary, and the ponds will be
removed. Also, the German Ditch and Reservoir Company requested their open channel be converted to
a closed pipe as part of this development.
The Big Dry Creek corridor is deemed a regional movement corridor for wildlife, and therefore
disturbance to that area is very limited. The neighborhood design purposefully locates the primary
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onsite drainage pond and facilities next to Big Dry Creek and its associated native wetlands to buffer
new development from that primary wildlife corridor. Also, a 10’ wide local trail is designed adjacent to
the Big Dry Creek corridor to provide passive recreation in this open space and minimize human
disturbance to wildlife. No active amenities are planned in the vicinity of this crucial wildlife corridor.
Based on the proposed zoning density, the proposed development is providing more than 23 acres of
public park, recreation, and open space for the new and surrounding communities and wildlife to enjoy.
In addition to standard internal connections and the Big Dry Creek trail, the development is constructing
a 10’ wide regional trail contained within a linear park located through the center of the neighborhood.
Since German Ditch is being piped underground, this linear park with regional trail was designed to
coincide with the current alignment of the open irrigation canal to match any wildlife corridor
historically offered by German Ditch.
Raptor (bird of prey) nests were observed on the property during the NRA and will require observation
and assessment again prior to construction. The development will comply with all city, state, and federal
regulations regarding protection of threatened and endangered species, including birds.
A tree survey for the site will be completed during the final plat process to determine the number,
species, and health of the existing trees on site. Healthy existing trees will be preserved within park and
open space areas where possible, and the planting plan for new trees will take into account the loss of
existing trees due to their health or current location. Based on preliminary design, there will be a
significant increase in the quantity and quality of trees.
As required by City of Thornton’s Land Development Code, revised environmental and wildlife reports
will be published and submitted during the final plat process.
Groundwater
Apparently, the existing community to the east has experienced some instances of shallow groundwater
and there was concern about Sack Farm experiencing similar challenges. RMG Engineers published a
Preliminary Subsurface Soil Investigation for Sack Farm in December 2018. Groundwater levels were
observed at a depth that does not preclude residential development with basements. Nonetheless, the
conversion of the farmer’s ponds and associated irrigation swales, and the piping of German Ditch, will
help remove potential causes of shallow groundwater, although those sources do not appear to affect
the property under current conditions. Additional groundwater and soil studies will be completed prior
to development and home construction, and any risks attributable to groundwater will be mitigated at
that time.
Utilities, Drainage, and Grading
Water and sewer service will be provided by City of Thornton, with the development constructing
connections offsite to existing City of Thornton infrastructure.
Stormwater infrastructure will include full-spectrum detention and water quality for the stormwater
collected onsite, and the release of stormwater from the development will match historic flow rates.
Flows from offsite passing through the development will not be detained and will be allowed to pass
through the site at their historic discharge rates. The ultimate receiving water is Big Dry Creek, which will
receive channel improvements as specified in the Mile High Flood District (MHFD) Master Drainage Plan.
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The floodplain has been delineated onsite to include areas adjacent to Big Dry Creek. This area is to
remain open space and no development is proposed within the floodplain.
Detailed engineering has not been completed at this time to determine the amount, if any, of imported
fill material. This will be determined in detailed design during the final plat process.
Oil and Gas
The developer intends to abandon all wells and flowlines onsite. Any remaining facilities will meet the
applicable City of Thornton setback criteria. Occupied structures will not be constructed within any oil
and gas easements, setbacks, or abandoned wells. Plugged and abandoned wells shall reside in a
50’x100’ tract in accordance with City of Thornton criteria.
Schedule
The construction schedule is still unknown at this time. However, it is anticipated construction of
infrastructure will begin in the first half of 2021. Housing construction may begin in late 2021 with first
occupancy occurring in the spring of 2022. This phase of the project is focused on the proposed zoning
and conceptual site plan (CSP). As the development continues to the next phase of the land use process
with final plat and detailed engineering, the details of the construction schedule will be refined.
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Sack Farms Neighborhood Meeting – April 9, 2020
City Follow-up Questions & Responses
1. CDOT coordination regarding Highway 7 improvements, particularly at the Holly Street
intersection
a. There is currently no funding allocated for the widening of Highway 7, so CDOT is unable
to provide a timeline for this project.
b. According to CDOT, the Highway 7 and Holly St. intersection meets warrants for a traffic
signal, and CDOT is currently working on a plan to determine when a traffic signal can be
constructed at this intersection.
c. For additional CDOT inquiries, please visit: https://www.codot.gov/topcontent/contactcdot
2. The most recent Traffic Impact Study has been posted to the neighborhood meeting webpage.
3. The Developer is responsible for adhering to all applicable Colorado Parks & Wildlife (CPW) and
U.S. Fish and Wildlife regulations and recommendations as they pertain to hawk and eagle
nests, endangered species, and other wildlife. The following recommendations were provided
by CPW:
For bald eagles, we recommend that there is no surface occupancy or ground
disturbance within a 1/4 mile radius of an active nest. An active nest is defined as a nest
that has been used by bald eagles within the last 5 years, whether it is currently
occupied or not. In a more highly developed area (10 or more buildings within 1/4 mile
of the nest that are occupied daily), that distance is reduced to 660 feet. We
recommend a 1/2 mile exclusion buffer around the nest between December 1 and July
31. If there is development that is absolutely necessary to occur during that time
period, we recommend that the developer contact the USFWS Migratory Bird Permitting
Office at 303-236-8171 to inquire about an incidental take permit.
4. Emergency Services: The Sack Farms development will not trigger changes to current service
boundaries. City of Thornton will continue to provide Police and Fire services to the property.
Emergency responses near service boundaries are coordinated with the appropriate jurisdiction
as needed.
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From:
Sent:

Wednesday, April 8, 2020 5:48 PM

To:

Ty Robbins

Subject:

[EXTERNAL] Questions and Comments re: Sack Farm Development

Please see below comments, questions, and Concerns re: the Sack Farm Development

To Whom it may concern:
1. Density - This is a rural area with open land, beautiful views, split rail fencing, and LARGE acre plus LOTS which is what has attracted many folks to the area. A number of years ago I reached out to Thornton's Planning
and Zoning for their reasoning/logic in such "contrasted zoning" in this parcel and was told that it was because
of this land's proximity to the light rail that would come in, that they zoned it that way. However, RTD/Light Rail
is STRUGGLING and 2019 estimates put the finish of the North line at roughly 20 years out! And that was
PRE Coronavirus estimates. Given the new risks involved in mass transit there will likely be many more delays
and funding issues. https://www.cpr.org/2019/06/19/rtd-explores-money-options-to-catch-up-on-unfinishedfastracks-trains/ [cpr.org]
Adams County/City of Thornton should investigate the practicality, feasibility, and safety of the current zoning
on this parcel of land.

Questions:
A. What is the minimum number of units a developer can put on this parcel without changing this zoning?
B. Can the City of Thornton make permits conditional on Light Rail being completed? Or can the number of
units be adjusted down to a more sensible number?

2. Traffic & Safety - For those of us who live here we know that County Rd 2 and Hwy 7 are inadequate and
struggle to keep up with current (normal) traffic - That's without taking into consideration the HUGE amount of
development in the pipe line - especially off Hwy 7. Each year we witness accidents at Holly and Hwy 7
relative to traffic flow, lack of additional lanes, and lack of lights. While County Rd. 2 feeds west towards
Larkridge, its configuration and lack of lights does NOT allow it to access any of the retail there (Home Depot,
Costco, Restaurants, etc.) - this forces traffic to travel to Hwy 7 via Holly or Colorado to get there.
These are measly single lane roads that not only have to handle neighborhood traffic, but also mass transit and
trucking out of Brighton, Ft. Lupton, etc. If Aggregate Industries' Tucson Mine comes back into the picture,
(and they are preparing to) that could add another couple hundred semi trucks a day coming down these roads.
Whether it is a legal hauling route or not both the oil industry and aggregate industry haul on Holly (not to
mention County Rd 2/Hwy 7. These are the main connecting routes (aside from Hwy 85) into the Denver Metro
area. Allowing further development without widening these feeder roads is just plain dangerous and will make it
harder to fix them later on.
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Also, running Holly at an angle to align it, (WITH the angle starting at an intersection), creates bad sight lines
for those pulling out of the Sack subdivision, and possibly even those going north and turning into it. This angle
will also have headlights (at night) constantly coming straight into several homes in our subdivision.

Questions:
A. Will the approval of this subdivision be conditional on the developer widening any roads?
Or be conditional upon the County or CDOT widening any roads?
B. Please clarify, where if any, will the excel/decel, right in and right out, and turn lanes be?
C. Will the approval of this subdivision require these needed lights and if so where?
D. Have the traffic studies been completed? If so, how many years did they project out and do they take into
account all the other projects currently ramping up?

3. Water Table - Living in Eagle Shadow we are well aware of the high, though underground, water table level
that can fluctuate throughout the year in this area. We all (or at least to the NW) have sumps and often times in
the summer, in the NW area of the subdivision, you will see water sitting in the ditches from run-off from these
sumps. Sometimes, in wet springs, some of these sumps can run every couple of minutes. This current plan
shows filling in the pond to create a road. We are very concerned that this could magnify ground water for all of
these homes. Where is the source of the water for this pond? My background is real estate and years ago,
down in Littleton, there was a subdivision that was created allowing for the filling in of the natural pond/water
areas. What resulted, down-stream, was underground water that ultimately wreaked havoc on countless
foundations.

Questions:
A. What ground water engineering studies have been completed?
B. Also, regarding the density of this proposed subdivision (in regards to the water), could you please explain
where the storm runoff will be directed?

4. Wildlife - There is a lot of wildlife that calls this area home - including in the reservoir/wetlands that will be
obliterated to build a road. We have very much enjoyed watching the Pelicans and Bald Eagles and other
migratory birds/fowl -- and even a black fox! We actually even appreciate the coyotes - they help keep our
overflowing bunny population down (hopefully including Rabbit/Bunny Fever)
Question:
A. What care or regard is being given to any of these creatures?
B. What trees are you preserving? If so, what distance surrounding them will be park?
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C. Are you preserving the other pond/lake?

5. Overall thoughts - There could be many things to like or even get excited about in this project but we can
feel NONE of that in trying to get past the density of 815 home sites crammed onto this acreage that will likely
generate twice as much trip traffic (especially since nothing is in walking or biking distance around here) and
the mere thought of all that traffic (and most of it would be on Holly unless County Rd 2 at Larkridge gets fixed)
is absolutely sickening! Not to mention the 35' height which will rob most of the views. AND the fact that this
density will chase those majestic Bald Eagles away. Hard to be honest - but those are our thoughts.

Thanks for your time and consideration in all this,

The Cordova Household
(Sherie Gould)

Sherie Gould, GRI
Broker
Sterling Real Estate Group, Inc.
Mobile: 303-919-1703
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From:
Sent:

Tuesday, April 7, 2020 3:42 PM

To:

Ty Robbins

Subject:

[EXTERNAL] URGENT - Questions Regarding a Zoom meeting for Sack
Farm (4-09-2020)

Hello Ty,

I originally spoke with you when a sign was first placed on the Sack Farm property (SW of County Rd. 2
and Holly St) (sorry, I can't find any case number to reference it with) but at the time I called in I was told
the initial phase would probably take a year (+/- relative to Weld County being involved and also whatever
additional things would be wrestled with) and I asked about when the appropriate time to make a
comment would be and I thought I understood that that there would be a letter sent out to those roughly
within the 1500 foot proximity. So no letter was ever sent out from the City - unless this one that appears
to be coming from the engineer regarding the Zoom meeting this Thursday evening, counts.

So my questions are, . . .

1. Will the City be represented in this meeting? And is this ZOOM meeting required by the City and
under some time requirement to be done?
This is LOUSY timing for a meeting and there are QUITE a few older folks in our subdivision (Eagle
Shadow - across the street from the proposed development) that are perhaps not that computer
savvy/literate - so it discriminates against them), and this is a very STRESSFUL time frame in many
people's lives. It seems like a great time to try to throw something under the rug without too many folks
noticing because everybody's lives are upside down.

2. Is this NOW the appropriate place and time to provide feedback for the City (to you, or whomever)? -At the meeting or in a letter to you?

3. Will the City still be sending out a formal notice requesting feedback, input, or comments beyond
this?
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We have sat back specifically not commenting, waiting for the official invitation to comment - and have
MANY important things to share regarding this proposed rezoning/development. I reviewed your City's
website to see if I could find any case number or information on this proposal and perhaps I did not know
where to look but I could not find it. Our preference would be to share feedback with you as a planner
(directly) rather than lay out concerns and grievances with direct representatives of the
owners/developers - especially because in essence, they are our neighbors.

4. Will the ultimate say in this development happen in private, or through a public hearing with
Commissioners of some sort? And will the decision rest with the City of Thornton, or will Adam's County
have the ultimate say?

Thank you for any insight into this process!

Kind regards,

Sherie Gould

p.s. One of our GREATEST concerns, is that back in 2013 when I reached out to Thornton's Planning
and Zoning, I was told that the future zoning would be medium/dense zoning BECAUSE of the proposed
light rail - FasTrack. As of right now, IF it is ever completed, it is estimated that the SOONEST it would be
completed would be 20 years out. That was pre-Coronavirus. -- There is so much more light to be shed
on the current traffic accidents and traffic flow problems that exist relative to County Rd. 2 and Hwy 7. -Serious infrastructure problems that need to be addressed BEFORE more clogging is thrown on these
overburdened single lane roads.

Sherie Gould, GRI
Broker
Sterling Real Estate Group, Inc.
Mobile: 303-919-1703
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Yet, this city has the potential to be a leader in Colorado for progressive thinking and impactful decisions
that enhance and preserve quality of life for people who live not only in this city, but all of the front
range. You could be true leaders paving the way for a new generation of planning to preserve and
enhance what is beautiful beneficial to people and our natural world. Other municipalities could look to
you for guidance and leadership for the innovations you create. You could be the jewel in the crown! I
beg you to reconsider your decisions about not only this one field on the northern edge of Thornton, but
all development that does not take care of your current residents and the natural world for the future.
More people and more strip malls is not the answer! You have to begin to think long-term future and
outside of the box. Tax revenue from homes and strip malls is not the answer. STOP! !
I will be attending the virtual meeting and expect to have my questions addressed with thought beyond
what is typical of these types of meetings. I also entertain the idea of a personal conversation with a
member(s) of the planning committee or engineering firm.
Respectfully,
Teresa Kajiwara
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From:
Sent:
To:
Subject:

Friday, April 24, 2020 3:03 PM
Ty Robbins; ElectedOfficials; jkrall@rickengineering.com
Re: [EXTERNAL] Sack Farm Holdings

In response to the virtual meeting held in early April to present the development of the Sack Farm
Holdings, I share my thoughts below. My family and friends say that I am wasting my time because I am
only one person, but I counter that with my right as a citizen of Adams County to do so. Also, my friends
and family are resigned to thinking that city officials do not listen to their citizens and therefore have no
voice in critical matters of decision. Today I speak for all the folks in my community who, day-in-andday-out voice their concern while chatting at fence lines, share views on neighborhood chat sites, and
send text messages and emails but are not making the choice to directly share with City of Thornton
elected officials and the Ventana Development Company their concern and disappointment for the
future development of this piece of land.
While the meeting was informative, it was not helpful addressing the concerns of the people who were
attending and live in this north Adams County area. The meeting was presented as though this
development is a done deal with facts about what is to become reality in less than two years by the
Ventana Property Development Company.
My question about quality of life for the current/future residents and animal residents was not
addressed.
Traffic issues continue to be at the forefront of peoples’ concerns and legitimately so. You stated that
State Highway 7 is the responsibility of CDOT, not The City of Thornton. However, collectively with the
numerous future developments planned or already in progress from 136th Avenue between
Washington Street and Quebec Street north to SH 7, thousands of people will be moving to this north
area adding thousands upon thousands of daily vehicles to this already deadly and congested two-lane
highway in order to work, attend schools, shop, etc. It is shameful The City of Thornton is not willing to
step up to the plate and take some responsibility for this major traffic issue. Some of these
developments (Monaco and SH 7, Hines, Sack Farms, etc.) will directly feed thousands of vehicles onto
this highway each day. Turning Holly into a minimum of six lanes is so unsettling for many, many people
and with no plan for a stoplight at Holly and Eagle Shadow Blvd. to top it all off! You referenced a Site
Traffic Study report that was dated 2008. Data gathered before 2008 should be highly scrutinized due to
the age of the study and how this north area has changed in the last decade. Traffic data from reliable
non-biased studies within the last two to three years would be useful.
It's no secret that light rail is years away if ever at all for northern communities. All residents of this
proposed community have to funnel onto SH 7 or Road 2 (168th) to travel to any locations for
businesses and schools. Residents living along Eagle Shadow Blvd. do not want this east/west street to
become the ninja route to get to the light at Quebec and SH 7. This plan hinging around light rail is
completely inadequate planning and vision on The City of Thornton’s and the Ventana's part.

Next, the zoning plan to allow for medium capacity residency is so unattractive on so many levels. Here
is a beautiful small chunk of land that has so much potential for open space, etc. and The City of
Thornton wants to turn it into an eventual slum as fund in parts of lower Thornton. Townhouses and
duplexes quickly become rental properties which in turn become unkept properties, and the number of
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people the development will pack onto this little bit of land is ridiculous. More people stuffed on small
spaces also equates to an increase in crime. The only reason that The City of Thornton must be pursuing
the development every square inch of property within their city limits is for tax dollars.

Questions about the big cottonwood trees, the ponds, the multitude of wildlife were deflected to the
repeated statement that this proposed development meets “The minimum guidelines set forth by The
City of Thornton Master Plan” and would be evaluated for viability. Wildlife will be extirpated the
wildlife and the big cottonwood trees removed for houses and a “park". Has anyone on your team
thought to observe and evaluate the wildlife living on this small corner of Earth and how loss of habitat
will impact them? At what point has “minimum” become acceptable for anything quality? Also, we
have major ongoing ground water issues in Eagle Shadow. Our sump pumps run almost continuously.
This is a valid concern and needs to be looked at closely when plans to drain the holding pond on the
west corner of Holly and 168th to make room for the “super highway” are evaluated.
I cannot say this strongly enough when I convey how extremely disappointed I am in The City of
Thornton’s lack of vision for the future. As I’ve said before, this city has the potential to be a leader on
the Colorado Front Range with innovative ideas that promote quality of life for all residents living in this
north area. Yet, city leaders continue to revert to the very tired and out-dated model of expansive
suburbs and strip malls. There is nothing innovative or attractive about this, and it is a model that
cannot sustain quality of life for all well into the future.
Leaders, step up - take a risk on something new and novel, be the envy of other cities, be a city that
residents are proud to say is their home. Be a city that receives accolades for future direction that has
prioritized quality of life for all beings. I don’t know of any person who says, “Yes, I love my crowded
subdivision, the insane traffic, and my strip malls". People do love to be outdoors, they love space to
explore and interact with nature close at hand. People enjoy cultural events nearby and the
opportunity to explore fine arts within their community. Citizens like to zip home at the end of a long
day at work without fearing for their lives in traffic. We all want clean air to breathe, and enough water
to drink, We all want to enjoy and feel safe in our communities and the place we call home.
I urge you to revisit plans for this subdivision and ultimately decide that it is not in the best interest for
citizens of Adams County. It’s not in the best interest of our world moving forward.
Teresa Kajiwara
Adams County Resident

> On Apr 13, 2020, at 9:44 AM, Ty Robbins <Ty.Robbins@cityofthornton.net> wrote:
>
> Teresa,
>
> Thank you for your e-mail and for expressing your comments and questions. I hope last week's
neighborhood meeting was helpful and informative. As mentioned at the meeting, responses to a wide
range of questions will be posted to the neighborhood meeting website this week. If you would like
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clarification or have other specific questions please do not hesitate to reach out to me and/or the
developer.
>
> Thank you,
>
> Ty Robbins
> Senior Planner
> City of Thornton
>
> -----Original Message---->
> Sent: Wednesday, April 8, 2020 9:40 AM
>
Ty Robbins <Ty.Robbins@cityofthornton.net>
> Subject: [EXTERNAL] Sack Farm Holdings
>
> The Sack Farm is a lovely field in north Thornton where on any given day you will find cows grazing
peacefully in the greens of spring and early summer or the browns of the winter field. A small pond
filled with cattails is alive with the call of many resident birds and birds passing through on their
journeys elsewhere as well as and life on the banks and in the water. A lanky coyote can be spotted
roaming this field in search of food to nourish her family. Often in the evenings one can listen to the
coyotes' howls as this family expresses their excitement of sharing information with one another. This
field is also home to the beautiful American Kestrel pair that daily perch on the power lines above the
field and suddenly dart and hover over the land to catch small mice and insects. Their nesting site is
located just to the east of this field, and this area is their grocery story. Also, inhabiting this land are
giant cottonwood trees with branches stretching so tall that bald eagles prefer to rest on these great
perches and scout out their next move. The field is also alive with other six-legged, four-legged, and
winged animals, too numerous to mention.
>
> I have observed this field for more than a decade on my daily walks along Holly Street and noted its
beauty and charm during snowstorms, thunderstorms, pristine clear days, and too many days when the
brown smog blankets the land. I have watched unbelievable sunsets, moon views, and ordinary peaceful
days.
>
> Every day I travel on State Highway 7 and/or Road 2 (168th) both directions and want to pull my hair
out because of the nightmare traffic situation. People are stressed and angry about the amount of
traffic with no response from State or City leaders in regard to this deadly traffic situation. Throughout
the last ten years I have been witness and after-witness to multiple auto accidents with multiple
fatalities at Quebec/Hwy. 7, Holly/Hwy. 7, Colorado Blvd./Hwy. 7 and Colorado Blvd./Road 2.
>
> City of Thornton, you are building out the north area so completely and adding so many residences
and strip malls only compounding the situation of too many people using too few resources.
>
> MY QUESTION TO BE ADDRESSED AT TOMORROW EVENING’S VIRTUAL MEETIN IS A VERY BIG ONE . . .
> What do you plan to do about the QUALITY OF LIFE for your CURRENT residents AND animal residents,
AND the thousands of people you wish to stuff on to these precious open fields? Water usage, more
smog, increased traffic, not just in Thornton but adding congestion to all of the front range and
mountains, loss of habitat that supports pollinators, etc. What do you plan to do about the traffic and
congestion on these surrounding highways and streets? How will you ensure that our levels of pollution

COUNCIL COMMUNICATION
PAGE 30

will not increase? How will you protect the animals inhabiting this very field? How will you ensure that
we all have enough water to drink? How will you provide for wide open spaces for people to be outside
and enjoy nature?
>
> As a Colorado native of 60 years, living in Thornton most of my life, I am so disappointed in the vision
and direction that The City of Thornton has taken to value only houses, apartments, and strip malls.
Family, friends, and acquaintances all chatter often about how there is no culture or vibrant climate to
this place we call home, just people, traffic, and shopping. Quality of life has very much deteriorated in
this northern suburb as well as all of the front range.
>
> Yet, this city has the potential to be a leader in Colorado for progressive thinking and impactful
decisions that enhance and preserve quality of life for people who live not only in this city, but all of the
front range. You could be true leaders paving the way for a new generation of planning to preserve and
enhance what is beautiful beneficial to people and our natural world. Other municipalities could look to
you for guidance and leadership for the innovations you create. You could be the jewel in the crown! I
beg you to reconsider your decisions about not only this one field on the northern edge of Thornton, but
all development that does not take care of your current residents and the natural world for the future.
More people and more strip malls is not the answer! You have to begin to think long-term future and
outside of the box. Tax revenue from homes and strip malls is not the answer. STOP! !
>
> I will be attending the virtual meeting and expect to have my questions addressed with thought
beyond what is typical of these types of meetings. I also entertain the idea of a personal conversation
with a member(s) of the planning committee or engineering firm.
>
> Respectfully,
>
> Teresa Kajiwara
>

COUNCIL COMMUNICATION
PAGE 31

From:
Sent:
To:
Subject:

Ty Robbins
Wednesday, May 13, 2020 12:01 PM
'Sherie Gould'
RE: [EXTERNAL] More in depth concerns and Questions Re: Sack Farms
Subdivision

Sherie, please see responses below.
1. You (or someone) had made a comment about there being "discussion" about the road possibly
being only 4 lane. What is the City's protocol for making those sort of decisions - is this done by a
few people, the City Commissioners, or the planning department? Is there a formal process? And
since our side is unincorporated Adams County, (we are technically Brighton) does Brighton or
Adams County have any say so in this decision? The city of Thornton is currently in the process of
updating the city’s Transportation Plan. The existing version of the city’s Transportation Plan that was
adopted by City Council in 2009 currently shows this section of Holly Street as a 6-lane arterial road
at ultimate buildout, so city staff are required to plan for that size road until such time as a new
Transportation Plan is adopted by City Council showing something different. If the Sack Farm
development moves forward, that development will be responsible for constructing the ultimate west
half of Holly Street along their property frontage (per the current transportation plan), and any
necessary offsite transitions on either end to safely transition traffic. At least a portion of the east half
of Holly Street in this area is within unincorporated Adams County, and the property directly east of
the Sack Farm property has already been developed. So if the ultimate east half of Holly Street in this
area is ever to be constructed it would likely need to be a government funded capital improvement
project (CIP), coordinated through both Thornton and Adams County governments. Such a future CIP
would not likely occur until such time as local traffic demands were such to warrant additional
roadway width, and funding was available from the two government agencies.
2. There was a comment about the developer being required to complete their portion of the road
(reference to Holly - 3 lanes) - but since our subdivision is already built out, who will pay for and complete
the east portion (of Holly) and when??? City of Thornton? (sorry, missed that if it was stated)
---Is there a statute or rule that governs all of the above? - If so, can you please share that
rule/statute? Please see response above.
3. Where precisely will the widening or increase in width of the roads start and end? There are some
attached pictures showing Holly, current drainage, fencing, etc. Any chance you can reference those
in describing the widening (i.e. x# of feet this way or that way beyond what is there). (SEE PICS
regarding concerns here) As noted in the response to question 1 above, the Sack Farm
development will be responsible for constructing the ultimate west half of Holly Street along their
property frontage, including any necessary offsite transitions. The exact limits will need to be
determined with the development of the civil construction drawings for the project. Please see the
typical roadway sections in Section 500 of the city Standards and Specifications for the typical
required cross sections, however please note that the exact cross section used will need to be
determined during the development of the civil construction drawings for this site. The design may
vary in areas to account for the interim nature of only constructing one half of the ultimate roadway
section, and depending on what the current transportation plan indicates at the time of development
of the civil construction documents.
The subdivision of Eagle Shadow is acreage and has no sidewalks, no curb and gutter, and no sewer
systems. We have leach fields and drainage ditches and much of the west side of our subdivision
drains towards Holly St., (there is a drainage ditch that runs along the east side of Holly just off the
road. What are the plans for this ditch? This ditch is slightly to the west of the "million dollar" path
system that was installed in our neighborhood a couple of years ago by Todd Creek Village Parks
and Rec. What will happen to our path? (again SEE PICS) The Sack Farm development will be
responsible for improving the west half of Holly Street to its ultimate design. Any drainage tributary to
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the Sack Farm property will continue to be conveyed through the property as it has historically
drained. The city does not have a mechanism in place that could require the Sack Farm development
to make improvements to the east side of Holly Street, including any improvements or modifications
to the ditch or trail.
4. In regards to widening Holly any distance towards the east: We back to Holly and Holly St. sits
considerably higher than the elevation of our backyard. Widening the road at all to the east in this
area will cause a sharp drop off to our property (aside from increasing drainage into our property,
taking away the existing drainage ditch and taking away the neighborhood walking path). What are
the specific plans for the road in this area? Note: Snow plows on Holly St. currently throw the snow a
CONSIDERABLE distance. We have invested THOUSANDS of dollars in our landscaping and
altering drainage to our trees/bushes or having road salts/snow tossed by the plows onto our property
(as a result of widening Holly to the east) could literally destroy our landscaping. Has this been
discussed, thought out, or planned for? (SEE PIC) Any future widening of Holly Street to the east
would likely only occur via a government funded CIP. The scope and design of such a future project
would need to be determined at that time.

5. The angle added to Holly to attempt an alignment will put south bound traffic (during dark hours)
with their headlights now glaring into homes. This will force use of room darkening, closed blinds to
prevent this intrusion. Is this not a concern of anyone's? Can this be prevented? There was
reference (I thought) at one point about a center island/median - but it would have to be large enough
to accommodate large trees to block anything and trees struggle out here relative to the wind and
saline soil. The conceptual layout for the Holly Street realignment with Weld County Road 15 follows
the geometric requirements as outlined in City Code and in the city Standards and Specifications. The
design guidelines in City Code and the city Standards and Specifications require that roads intersect
at right angles, be perpendicular back from the intersection for specific distances, and have centerline
radii of specific minimum sizes. These guidelines are specific to the minimum design speed of the
roadway, such that vehicles can safely travel on the road. Four or six lane arterial roads are required
to be designed for a 45 mph posted speed limit and a minimum 50 mph design speed. With the
location of the existing Eagle Shadow Holly Street intersection, the spacing to 168th Avenue, the
required roadway geometries, and the limited Holly Street frontage for the Sack Farm property, there
really is no other area where the roadway realignment can be located.

6. Regarding tying in the Holly entrance to Sack Farm with Eagle Shadow Ave. (north entrance because it connects through to Quebec). Perhaps on a map this seems logical but this subdivision
was developed with narrow meandering roads and NO sidewalks. Parking on the streets is not even
allowed. To transverse this neighborhood (i.e. kids playing, riding their bikes, or going over to another
kids house, or somebody walking their dog, getting their mail, or wanting to get to one of the trails,
etc.,) folks HAVE TO WALK or be ON THESE STREETS. "Through traffic" creates an extreme risk
that would be dangerous for the families, kids, or pets that live in the neighborhood. The
requirements in City Code dictate that “New intersections located along one side of an existing street
shall align with existing intersections on the opposite side of the street.”

7. Is there any requirements in doing a development that states how many entrances and exits a
subdivision will need to have based on the number of units being planned - or square footage of living
space it will contain?
The ZOOM meeting had a lot of references to "being in compliance" and the fact that this use had
been planned a long time ago. With all due respect, whether this was planned 100 years ago or
5 years ago, reviewing the sensibility, harmony, and compatibility of it at the true point of
implementation is a constant necessity in the real world. Building 815 units in that small of an
area, away from everything, with only two exits onto two lane roads (even if the roads framing the
subdivision are expanded), in the hopes that 20 years from now light rail might find the funds to
finish building (and that was PRIOR to the losses RTD/Fastracks is suffering now), goes against
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the whole purpose of having authoritative bodies looking out for the safety and welfare of the
citizens that it is charged to plan for. The City of Brighton NEEDS Hwy 7 to function and flow. It
is almost its driveway to its front door. It is easy to forget that it doesn't just serve the
neighborhoods living adjacent to it. And what about all the individuals/families and businesses
that have invested in these areas prior? To keep throwing all this additional traffic onto this road,
WITHOUT having it be widened, is grossly negligent. The City of Thornton needs to be
coordinating these developments with CDOT and/or the County. (Or put it on the developer?).
Whether a subdivision has ten lanes or two lanes surrounding it becomes a mute point when all
traffic has to funnel down to two lanes to get groceries, go to work or school, get to the hospital,
etc. Fire Code dictates the minimum number of entrances required based the proposed use and
the degree of development. Typically for residential subdivisions with more than just a few
homes, a minimum of two entrances are required. The city of Thornton continues to coordinate
with CDOT and Adams County on potential regional transportation improvements, such as the
possible future widening of State Highway 7, to ensure that the city’s needs are considered in any
plans that CDOT develops, and to help where possible with grant applications. However funding
for State Highway 7 improvements ultimately falls to the State of Colorado as they own and
maintain that road.

8. Regarding North Creek Farms: Has there been any update on the traffic light situation there that
allows folks to access Larkridge? Per the meeting it sounded like there was more development being
planned there but currently, per Nextdoor postings, it sounds like that area is becoming a hotbed of
miserable homeowners right now relative to the ongoing (for years) issues with the sewage treatment
plant. (Not good for the developer/builder) This is something that fouls the air we breathe in Eagle
Shadow as well (relative to the direction the wind is blowing- yesterday was AWFUL!). Knowing this,
and that we haven't hit bottom from the Coronavirus situation, (in regards to how it will affect real
estate values and development), if the developer/builder there is the only person left having to pay
for/install this light, what happens if he can't perform? Will the City of Thornton front this bill? This
again forces traffic to Hwy 7. (SEE IPHONE PICS re: North Creek's issues) The Villages at North
Creek property currently has an application in for review with the city that would extend Washington
Street north to 168th Avenue and allow more direct access to the Larkridge area from 168th Avenue.
This project is still going through the approval process of their planning documents, and has not yet
started the review process for civil construction documents. If this project does not move forward, the
city does not have any capital improvement projects planned within the next 5-years that would
extend Washington Street north of State Highway 7.

10. Aspects related to removing the reservoir for the road: I am not an expert in this arena but our
personal experience with our local area, combined with my various experiences in real estate, make me
think that: a) the ground water assessment is far from encompassing ENOUGH information to make a
decision as broad as moving a reservoir and locating the placement of a road, and b) If the ground water
study was completed later in the year/December (especially out here), I can't imagine not re-examining
the levels in the spring.
Underground water patterns can be affected by a number of things and as one engineer explained to me,
water will choose the path of least resistance (above AND below ground - which can be affected by both
wet and dry seasons, among other things). There is a lot at stake here with existing homes having, at
times, precarious ground water levels. Aside from affecting foundations, and landscaping, it also affects
our leach fields and I am aware of at least one home that has had to function off of two leach fields. If
the reservoir were indeed the sum total of our water table, then for us our southern sump pump shouldn't
run more frequently than our northern one and someone up the hill and farther away should have less
drainage than we do. But we have seen many interesting variances here between individual
homeowners that do not follow the logic of elevation, location, or season. Can developers be made to
obtain a bond when embarking on work that has the potential to contain risk that could damage
properties? Developer Response: The preliminary geotechnical study encountered groundwater at its
shallowest at 16.5’ below existing grade, and in some cases did not encounter groundwater at all. We
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have no reason to believe that Sack Farm has a problem with groundwater. That being said, the piping of
German ditch and elimination of two farmer’s ponds and numerous open irrigation trenches could only
benefit the groundwater situation going forward. There is no evidence to suggest the development of
Sack Farm will worsen the groundwater situation within the Eagle Shadow subdivision.
11. Regarding the current Agricultural zoning taxes: Do they end at the point the zoning changes/gets
approved - or on a calendar year? Or does it change based entirely on use? Property taxes are
administered by the County. Please contact Adams County for more information on this topic.
12. In the event zoning is approved, the property sells, and then the market tanks and the property sits,
does the City of Thornton have standards and protections in place for vacant land? Our concern is that
Adams County grows some KILLER weeds - especially up here - and vacant land can grow these VERY
quickly - and the wind here spreads them in the blink of an eye! (SEE TUMBLEWEED PICS) Refer to
City Code Section 38-444 for regulations pertaining to weeds and brush.
13. Will the infrastructure of this subdivision be funded with a Special Taxing District (Metro Taxing
District)? If so, has Thornton implemented any additional controls or requirements for these boards to
protect future homeowners? If the market were to tank, it usually leaves the remaining homeowners to
hold the bag (so to speak) on the debt for this - with even higher taxes than what these may already
create, . . . relative to the fact that lending institutions generally sit on tax bills until the property is
disposed of. Excellent article below regarding current issues with these Metro
Districts! https://www.denverpost.com/2019/12/05/metro-districts-debt-democracy-colorado-housingdevelopment/ [denverpost.com] I believe the developer intends to establish a metropolitan district to fund
public improvements. The City’s metro district regulations can be accessed in Article III of Chapter 66 of
the City Code. The City is currently considering amendments to its metro district regulations to better
serve and protect the interests of district residents.
Thank you,
Ty Robbins

From: Sherie Gould
Sent: Friday, May 8, 2020 4:57 PM
To: Ty Robbins <Ty.Robbins@cityofthornton.net>
Subject: [EXTERNAL] More in depth concerns and Questions Re: Sack Farms Subdivision
Hello Ty,
Here are some additional or more in depth concerns and comments regarding the Sack Farm
Subdivision. They are in no certain order. Please see the attached pdf with some pictures (5 pages) that
relate to some of these comments (or at least help visually explain them) - they are also not necessarily in
any particular order.
If there is any chance of responding with answers/input near/following the question (or within the question
- say a different font shade?), it would be very appreciated and helpful!
1. You (or someone) had made a comment about there being "discussion" about the road possibly being
only 4 lane. What is the City's protocol for making those sort of decisions - is this done by a few people,
the City Commissioners, or the planning department? Is there a formal process? And since our side is
unincorporated Adams County, (we are technically Brighton) does Brighton or Adams County have any
say so in this decision?
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2. There was a comment about the developer being required to complete their portion of the road
(reference to Holly - 3 lanes) - but since our subdivision is already built out, who will pay for and complete
the east portion (of Holly) and when??? City of Thornton? (sorry, missed that if it was stated)
---Is there a statute or rule that governs all of the above? - If so, can you please share that rule/statute?
3. Where precisely will the widening or increase in width of the roads start and end? There are some
attached pictures showing Holly, current drainage, fencing, etc. Any chance you can reference those in
describing the widening (i.e. x# of feet this way or that way beyond what is there). (SEE PICS regarding
concerns here)
The subdivision of Eagle Shadow is acreage and has no sidewalks, no curb and gutter, and no sewer
systems. We have leach fields and drainage ditches and much of the west side of our subdivision drains
towards Holly St., (there is a drainage ditch that runs along the east side of Holly just off the road. What
are the plans for this ditch? This ditch is slightly to the west of the "million dollar" path system that was
installed in our neighborhood a couple of years ago by Todd Creek Village Parks and Rec. What will
happen to our path? (again SEE PICS)
4. In regards to widening Holly any distance towards the east: We back to Holly and Holly St. sits
considerably higher than the elevation of our backyard. Widening the road at all to the east in this area
will cause a sharp drop off to our property (aside from increasing drainage into our property, taking away
the existing drainage ditch and taking away the neighborhood walking path). What are the specific plans
for the road in this area? Note: Snow plows on Holly St. currently throw the snow a CONSIDERABLE
distance. We have invested THOUSANDS of dollars in our landscaping and altering drainage to our
trees/bushes or having road salts/snow tossed by the plows onto our property (as a result of widening
Holly to the east) could literally destroy our landscaping. Has this been discussed, thought out, or
planned for? (SEE PIC)
5. The angle added to Holly to attempt an alignment will put south bound traffic (during dark hours) with
their headlights now glaring into homes. This will force use of room darkening, closed blinds to prevent
this intrusion. Is this not a concern of anyone's? Can this be prevented? There was reference (I thought)
at one point about a center island/median - but it would have to be large enough to accommodate large
trees to block anything and trees struggle out here relative to the wind and saline soil.
6. Regarding tying in the Holly entrance to Sack Farm with Eagle Shadow Ave. (north entrance because it connects through to Quebec). Perhaps on a map this seems logical but this subdivision was
developed with narrow meandering roads and NO sidewalks. Parking on the streets is not even allowed.
To transverse this neighborhood (i.e. kids playing, riding their bikes, or going over to another kids house,
or somebody walking their dog, getting their mail, or wanting to get to one of the trails, etc.,) folks HAVE
TO WALK or be ON THESE STREETS. "Through traffic" creates an extreme risk that would be
dangerous for the families, kids, or pets that live in the neighborhood.
7. Is there any requirements in doing a development that states how many entrances and exits a
subdivision will need to have based on the number of units being planned - or square footage of living
space it will contain?
The ZOOM meeting had a lot of references to "being in compliance" and the fact that this use had been
planned a long time ago. With all due respect, whether this was planned 100 years ago or 5 years ago,
reviewing the sensibility, harmony, and compatibility of it at the true point of implementation is a constant
necessity in the real world. Building 815 units in that small of an area, away from everything, with only
two exits onto two lane roads (even if the roads framing the subdivision are expanded), in the hopes that
20 years from now light rail might find the funds to finish building (and that was PRIOR to the losses
RTD/Fastracks is suffering now), goes against the whole purpose of having authoritative bodies looking
out for the safety and welfare of the citizens that it is charged to plan for. The City of Brighton NEEDS
Hwy 7 to function and flow. It is almost its driveway to its front door. It is easy to forget that it doesn't just
serve the neighborhoods living adjacent to it. And what about all the individuals/families and businesses
that have invested in these areas prior? To keep throwing all this additional traffic onto this road,
WITHOUT having it be widened, is grossly negligent. The City of Thornton needs to be coordinating
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these developments with CDOT and/or the County. (Or put it on the developer?). Whether a subdivision
has ten lanes or two lanes surrounding it becomes a mute point when all traffic has to funnel down to two
lanes to get groceries, go to work or school, get to the hospital, etc.
8. Regarding North Creek Farms: Has there been any update on the traffic light situation there that
allows folks to access Larkridge? Per the meeting it sounded like there was more development being
planned there but currently, per Nextdoor postings, it sounds like that area is becoming a hotbed of
miserable homeowners right now relative to the ongoing (for years) issues with the sewage treatment
plant. (Not good for the developer/builder) This is something that fouls the air we breathe in Eagle
Shadow as well (relative to the direction the wind is blowing- yesterday was AWFUL!). Knowing this, and
that we haven't hit bottom from the Coronavirus situation, (in regards to how it will affect real estate
values and development), if the developer/builder there is the only person left having to pay for/install this
light, what happens if he can't perform? Will the City of Thornton front this bill? This again forces traffic
to Hwy 7. (SEE IPHONE PICS re: North Creek's issues)
10. Aspects related to removing the reservoir for the road: I am not an expert in this arena but our
personal experience with our local area, combined with my various experiences in real estate, make me
think that: a) the ground water assessment is far from encompassing ENOUGH information to make a
decision as broad as moving a reservoir and locating the placement of a road, and b) If the ground water
study was completed later in the year/December (especially out here), I can't imagine not re-examining
the levels in the spring.
Underground water patterns can be affected by a number of things and as one engineer explained to me,
water will choose the path of least resistance (above AND below ground - which can be affected by both
wet and dry seasons, among other things). There is a lot at stake here with existing homes having, at
times, precarious ground water levels. Aside from affecting foundations, and landscaping, it also affects
our leach fields and I am aware of at least one home that has had to function off of two leach fields. If
the reservoir were indeed the sum total of our water table, then for us our southern sump pump shouldn't
run more frequently than our northern one and someone up the hill and farther away should have less
drainage than we do. But we have seen many interesting variances here between individual
homeowners that do not follow the logic of elevation, location, or season. Can developers be made to
obtain a bond when embarking on work that has the potential to contain risk that could damage
properties?
11. Regarding the current Agricultural zoning taxes: Do they end at the point the zoning changes/gets
approved - or on a calendar year? Or does it change based entirely on use?
12. In the event zoning is approved, the property sells, and then the market tanks and the property sits,
does the City of Thornton have standards and protections in place for vacant land? Our concern is that
Adams County grows some KILLER weeds - especially up here - and vacant land can grow these VERY
quickly - and the wind here spreads them in the blink of an eye! (SEE TUMBLEWEED PICS)
13. Will the infrastructure of this subdivision be funded with a Special Taxing District (Metro Taxing
District)? If so, has Thornton implemented any additional controls or requirements for these boards to
protect future homeowners? If the market were to tank, it usually leaves the remaining homeowners to
hold the bag (so to speak) on the debt for this - with even higher taxes than what these may already
create, . . . relative to the fact that lending institutions generally sit on tax bills until the property is
disposed of. Excellent article below regarding current issues with these Metro
Districts! https://www.denverpost.com/2019/12/05/metro-districts-debt-democracy-colorado-housingdevelopment/ [denverpost.com]

Thank you so much for your time in these more in depth questions!

Sherie Gould

Sherie Gould, GRI
Broker
Sterling Real Estate Group, Inc.
Mobile: 303-919-1703
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INTRODUCED BY:
AN ORDINANCE APPROVING A ZONING AMENDMENT FOR APPROXIMATELY 140
ACRES OF LAND GENERALLY LOCATED SOUTHWEST OF EAST 168TH AVENUE
AND HOLLY STREET TO CHANGE THE ZONING DESIGNATION FROM
AGRICULTURAL TO SINGLE-FAMILY ATTACHED (SACK FARMS).
WHEREAS, Sack Farm Holdings LLC is the applicant (Applicant) and Albert F Sack
and Anne V Sack are the owners (Owner) of certain real property (Property) within the City
described in Exhibit A attached hereto and incorporated herein by reference; and
WHEREAS, the Property is currently zoned Agricultural (A); and
WHEREAS, the Owner has submitted to the City an application to change the zoning
designation of the Property to Single-Family Attached (SFA); and
WHEREAS, the proposed application is consistent with the goals and desires of the
City, provides for orderly growth within the City, and provides for a beneficial and efficient
use of the Property; and
WHEREAS, the aforesaid request and all supporting documents are hereby
incorporated as if fully set forth herein; and
WHEREAS, the application is a matter of public record in the custody of the City
Development Department and is available for public inspection during business hours of the
City; and
WHEREAS, on May 26, 2020, the City Council conducted a public hearing on said
application, pursuant to the procedural and notice requirements of the City Charter and
Chapter 18 of the Thornton City Code. The Council considered the evidence presented
in support of and in opposition to the application; the applicable zoning requirements; the
City’s Comprehensive Plan; and staff recommendations; and have considered the record
and given appropriate weight to the evidence.
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY
OF THORNTON, COLORADO, AS FOLLOWS:
1.

That it is found that the Owner and the City have complied with the provisions
of Section 18-41 of the Thornton City Code pertaining to zoning applications.

2.

The City Council finds that the Application meets the criteria in Section 18-41
of the Thornton City Code for Zoning Amendments as follows:
a.

Growth and other development factors in the community support
changing the zoning.

3.

b.

The change in zoning represents orderly development of the City and
there are, or are planned to be, adequate services and infrastructure
to support the proposed zoning change and existing uses in the area.

c.

The change in zoning provides for an appropriate use of the Property.

d.

The change in zoning is in substantial conformance with the goals
and policies of the Comprehensive Plan and other adopted plans and
policies of the City.

e.

The proposed zoning is sensitive to and compatible with the existing
and planned use and development of adjacent properties.

The Sack Farms application to change the zoning designation of the Property
from A to SFA is hereby approved with the following conditions:
a.

Approval of the Application does not waive any additional
requirements of the development as established with the Conceptual
Site Plan, Subdivision Plat, Developer’s Agreement, or any
Development Permit associated with the Property.

b.

At the time of submitting a request for a Development Permit, the
Owner shall provide a landscape plan that is consistent with the
City’s water-wise landscape regulations which emphasizes the use
of drought-tolerant materials.

c.

Prior to the development of the Property, a Subdivision Plat shall be
recorded to create developable lots and grant easements necessary
to serve the development.

d.

Public Land Dedication shall be satisfied as outlined with the
approved Conceptual Site Plan. Timing of the improvements shall
be determined in the Developer’s Agreement required for the
development.

4.

The conditions in this ordinance shall run with the land and be binding upon
the Owner, its successors and assigns.

5.

This ordinance shall take effect upon final passage.

2

INTRODUCED, READ, PASSED on first reading, ordered posted in full, and title
ordered published by the City Council of the City of Thornton, Colorado, on
, 2020.
PASSED AND ADOPTED on second and final reading on

, 2020.

CITY OF THORNTON, COLORADO

Jan Kulmann, Mayor
ATTEST:

Kristen N. Rosenbaum, City Clerk
THIS ORDINANCE IS ON FILE IN THE CITY CLERK’S OFFICE FOR PUBLIC
INSPECTION.
APPROVED AS TO LEGAL FORM:

Luis A. Corchado, City Attorney
PUBLICATION:
Posted at City Hall, Margaret W. Carpenter Recreation Center, and Thornton Active Adult
Center after first and second readings.
Published

on

the

City’s
official
website
after
first
reading
, 2020, and after second and final reading
, 2020.
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