CITY OF THORNTON
CITY MANAGER’S OFFICE

AGENDA
Planning Session
Training Room
February 18, 2020
5:45 p.m.
I.

CALL TO ORDER, REVIEW OF AGENDA, AND STAFF COMMENTS

II.

BRIEFINGS
A. Presentation by Peter LiFari, Executive Director for Unison Housing Partners,
and Ray Gonzales, Adams County Manager, regarding a Unison Housing
Partners Project (Estimated 15 Minutes)
B. Discussion with Congressman Perlmutter (Estimated 60 Minutes)
C. Thornton Arts, Sciences and Humanities Council Board of Directors
Interviews (Estimated 50 Minutes)
D. Local Licensing Authority Interviews (Estimated 40 Minutes)
E. Discussion of an Ordinance to Allow and Regulate Short-Term Rentals
(Estimated 60 Minutes)
F. Thornton Arts, Sciences and Humanities Council Board of Directors
Presentation Regarding Lambertson Farms (Estimated 15 Minutes)
G. Executive Session pursuant to C.R.S. 24-6-402(4)(b) and (e), conferences
with an attorney for the local public body for the purposes of receiving legal
advice on special legal questions and determining positions relative to
matters that are subject to negotiations, developing strategy for negotiations,
and instructing negotiators regarding a Unison Housing Project (Estimated 30
Minutes)

III.

COUNCIL DISCUSSION

2/13/20

A

B

C
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BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): (includes previous City Council action)
In 2009, Council adopted a policy, which states that when there are equal to or more vacancies than
applicants, the applications will be referred to the Board or Commission to conduct interviews and
provide Council with a recommendation regarding whether the applicant(s) should or should not be
appointed. When there are more applicants than vacancies on a Board or Commission, Council will
conduct the interviews and select who should be appointed.
Current members of the Board:
Lisa Amidon, Ward 1
Roberta Ayala, Ward 2
Deno Kalomas, Ward 2
Courtney Keyes (Vice-President), Ward 3
Heather Kopas, Ward 3
Kate Miya, Ward 4

Frank Newton, Ward 1
Sharon Ortiz, Ward 1
Stephanie Ortiz, Ward 4
Mary Payne, Ward 3
Cory Thompson, Ward 4
Mary Welsch (President), Ward 2

Thornton Arts, Sciences and Humanities Council
(TASHCO) Interviews
February 18, 2020
•
•
•
•
•

Elan Green, Ward 4
Lauren Turner, Ward 4
Daniel Halleman, Ward 2
Amanda Cadran, Ward 3
Nina Myers, Ward 4

Interview Questions Used in the Past
Thornton Arts, Sciences and Humanities Council, Inc. (TASHCO)
1. Why are you interested in being appointed to the Thornton Arts, Sciences and
Humanities Council, Inc.?
2. What specific background or expertise would you bring if you were appointed to the
Thornton Arts, Sciences and Humanities Council, Inc?
3. If appointed, how would you engage more volunteers and more members of the
community in Thornton Arts, Sciences and Humanities Council activities?
4. How would you build consensus to reach decisions in a group setting?
5. What do you believe are some of the major concerns that the Thornton Arts,
Sciences and Humanities Council, Inc. will be faced with?
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BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): (includes previous City Council action)
In 2009, Council adopted a policy, which states that when there are equal to or more vacancies than
applicants, the applications will be referred to the Board or Commission to conduct interviews and
provide Council with a recommendation regarding whether the applicant(s) should or should not be
appointed. When there are more applicants than vacancies on a Board or Commission, Council will
conduct the interviews and select who should be appointed.
Current members of the Authority:
Flora Cardenas, Ward 3
Deborah Corwin, Ward 1
George Horgan, Ward 1
Jesse Moore, (Vice-Chairperson) Ward 3

Jeannette Riggans, (Chairperson) Ward 2
Sandra Wolfe, Ward 1
Jeanette Woll, Ward 2
Larry Woog, Ward 2

Local Licensing Authority (LLA)
Interviews
February 18, 2020
•
•
•
•

Charles Kimaita, Ward 3
Robert Moody, Ward 4
Patrick Reilly, Ward 3
Eleanor Burns, Ward 1

Interview Questions Used in the Past
Local Licensing Authority (LLA)
1. Why are you interested in being appointed to the Local Licensing Authority?
2. What specific background or expertise would you bring if you were appointed to the
Local Licensing Authority?
3. How would you build consensus to reach decisions in a group setting?
4. What do you believe are some of the major concerns that the Local Licensing
Authority will be faced with?
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BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY):
General Information and Background
STRs are not identified as a specific land use in the Development Code and are therefore not allowed.
However, based on analysis by a private company, there were nearly 100 STRs operating in Thornton
in early 2019. The City has received several complaints about STR locations, along with many inquiries
from residents interested in operating an STR at their home. Enforcement action related to the
operation of STRs has been suspended until Council determines policy direction for this issue.
Common complaints about STRs involve noise, parties, parking, and other similar issues. Neighbors
expressed safety concerns because people come and go regularly and they don’t know who belongs
at the homes; they also expressed concern about a lack of community when a home becomes a rental.
Since STRs currently are not allowed in Thornton, none of the operating STRs have received a
business license and none are paying the City’s lodging tax (seven percent). Prior analysis indicated
an average nightly rate of $85, and assuming that each STR is rented 30 nights per year, the annual
tax revenue from this activity is estimated at approximately $17,000. This amount could be higher or
lower, depending on the number of operating STRs; no data is currently available for summer offerings
in Thornton.
Studies have found that commercial STR operators are utilizing the various websites to advertise their
investment properties and in some cases, multiple rentals, essentially running a “hotel” with several
locations. Because regulations have not kept up with this relatively new industry, STRs are not subject
to the same rules, regulations, and taxation as a standard hotel. The hotel industry seeks to have
equitable requirements implemented in all cities.
Some STRs have a specific “theme” and target a particular type of customer. For example,
“Bud+Breakfast” markets rental locations where marijuana usage is allowed, typically targeting out-ofstate visitors since hotels/motels often prohibit that activity. The City cannot limit the use of marijuana
on the premises of an STR as long as the use is in accordance with the law.
Regulatory Options
Council could determine to allow STRs in the manner proposed in the attached draft ordinance, or could
direct specific changes to those provisions.
Alternatively, Council could determine to prohibit all STRs. However, many cities that have
implemented this strategy have been unsuccessful in enforcing the ban. STRs start up and cease
operating on a daily basis and identifying locations is difficult. Some move their advertisements from
website to website, while others limit their postings to interior photos, making identification of the
location challenging. It is unlikely that the City will be successful in shutting down all STRs, even if they
are prohibited.
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Summary of Proposed Regulations
A draft of the proposed ordinance to allow STRs in Thornton is included as Appendix A. Two new City
Code sections would be enacted, and several other amendments are required. The regulatory
provisions include but are not limited to the following aspects:
1.

STR license required: The license provides a mechanism for specifying operational
requirements and associated enforcement mechanisms. Licenses are valid for one year, are
nontransferable, and may be renewed subject to review of any enforcement actions during the
license term. The annual licensing fee, yet to be determined, will help to offset the cost of
monitoring and enforcement efforts. Renewal applications must be submitted 30 days prior to
the license expiration or will be subject to a late fee; renewal applications will not be accepted
less than seven days prior to the license expiration date, in which case a new license application
is required.

2.

Primary residence, owners only: Property owners can operate the home where they live for at
least 50 percent of the year as an STR. The operation of an STR is accessory to the use of a
home as a primary residence. As such, no additional fire or building code or accessibility
upgrades are required beyond the general safety requirements specified (see below). Those
tenants leasing a property for an extended period could not operate an STR, and renting a
property that is not the licensee’s primary residence (i.e. investment properties) is not allowed.

3.

Single-family dwellings only: Single-family attached and detached dwellings can be used for
STRs. Owners could rent a portion of the home or the entire dwelling as an STR, providing
maximum flexibility to meet the needs of the licensee’s personal situation. Accessory dwelling
units could be rented as well, but only when no portion of the main home is used as an STR.

4.

Business license and tax collection: STRs are considered home-based businesses and
therefore a business license is required. Licensees must collect lodger’s tax for any rentals at
their property and remit the tax to the City. The City will explore agreement opportunities with
primary host sites (Airbnb, VRBO), whereby the company will collect the tax and remit it to the
City for the licensee, but it is unlikely that all host sites will participate. In those instances, the
licensee remains responsible for tax collection and remittance.

5.

License number in all advertisements: Inclusion of the license number in all advertisements
assists with identifying STRs operating in Thornton for auditing and enforcement purposes.

6.

One license and one booking at a time: Owners are limited to one STR license per property,
even if they have multiple spaces available for rent. Similarly, licensees cannot rent portions of
their available space to separate groups, such as renting individual bedrooms to different guests.
The space to be rented will be specified on the STR license application.

7.

Maximum occupancy: The maximum overnight occupancy is limited to two persons per
bedroom, plus two additional persons (in the event of a sleeper sofa or similar). Ten additional
occupants are allowed during the day. In addition, STRs cannot be used as a commercial
wedding or party venue, which helps maintain the character of the neighborhood.
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8.

Homeowners’ association (HOA) notification: STR license applicants must notify their HOA of
their intent to operate an STR. Self-certification of compliance with this provision is required as
part of the application.

9.

Insurance requirements: STR licensees must carry a minimum of $1 million worth of liability
insurance, either through an additional policy or rider or by conducting all STR transactions using
a platform that provides the same amount of coverage. Self-certification of compliance with this
provision is required as part of the application.

10.

Safety requirements: Smoke detectors, at least one carbon monoxide detector, and at least one
fire extinguisher are required on the premises. All must be installed properly and be operable.
The STR cannot be rented when construction or repairs are occurring on-site that could affect
the safety of guests. Self-certification of compliance with this provision is required as part of the
application.

11.

Local emergency contact: Since the owner may not be present when an STR is rented, police
and other City staff can use the local emergency contact information to address urgent issues.
Local contacts must be able to respond to the location within 60 minutes.

12.

General rules and information: Each STR must conspicuously provide the following information:
the STR license number; contact information for the owner and/or local emergency contact;
maximum occupancy; the location of trash receptacles and the process for trash collection and
container storage; the City’s noise regulations; any authorized areas for legal marijuana use;
and any other general behavior expectations. Renters must comply with applicable parking
regulations.

13.

Enforcement processes: The ordinance includes a violation notification process, as well as
processes for the suspension or revocation of a license. No specific on-site inspections are
required, but the ordinance provides a mechanism for entry of the property if a public health or
safety issue is identified. The licensee may request a hearing to review the enforcement action.
A summary of the criteria for suspension, revocation, or denial of a license is included below.
The STR enforcement processes do not preclude enforcement actions pertaining to other City
Code violations.
-

Suspension: Immediate suspension of an STR license for up to 14 days is authorized if
it is necessary for the protection of the public health, safety, or welfare. Otherwise,
suspension may occur if a licensee fails to correct a violation after being issued a notice
for:
o
Failure to comply with the terms or conditions of the license;
o
Operating a STR without a license;
o
Failure to pay civil penalties, fines, or taxes; or
o
Any other violation of law.
If the license were suspended in two consecutive years, the licensee would be ineligible
to operate an STR in Thornton for five years from the effective date of the second
suspension.

-

Revocation: The ordinance requires an STR license to be revoked if it is determined that
the licensee has committed fraud, intentional material misrepresentation, or intentional
false statement related to the license or any license application. If a license is revoked,
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the licensee is ineligible to apply for a new STR license for two years from the date of
revocation.
-

Denial: An initial STR application may be denied if any of the causes for suspension or
revocation are present. The ordinance requires that an STR license renewal application
be denied if the licensee has received four or more notices of violation during the prior
license term. Additionally, if the license was previously suspended for a violation and that
violation has not been corrected, the license must be denied.

Staff would pursue a competitive process to engage a private company for compliance and
enforcement services. The selected company would monitor and report to the City the
addresses for STRs found in Thornton on the top STR websites, assist with compliance
monitoring, rental activity monitoring, tax collection support, processing of licenses, and provide
a dedicated 24/7 hotline for reporting complaints. City staff would be responsible for taking
additional enforcement actions against STRs that fail to comply with warning notices and for
responding to neighbor complaints. Such actions could include licensing revocation hearings,
financial audits, Municipal Court summonses, etc.
Next Steps
Regardless of whether Council chooses to allow or prohibit STRs, City Code changes are necessary.
To proceed with allowing STRS in Thornton:
1.
Finalize the draft ordinance.
2.
Public and stakeholder outreach in a manner directed by Council
3.
Council’s formal consideration of the ordinance at a future public hearing.
4.
Publication of a Request for Proposals (RFP) for monitoring and compliance services by a
private company; evaluation of the proposals received; and selection of the awardee.
5.
Development of pertinent forms and internal processes, such as the license application, violation
notification, and others.
6.
Public notification of the new STR licensing program and requirements.
7.
Joint enforcement efforts between the selected private company and City staff.
To prohibit STRs in Thornton:
1.
Prepare an ordinance to define and prohibit all types of STRs in the City.
2.
Council’s formal consideration of the ordinance at a future public hearing.
3.
Public notification of the STR prohibition.
4.
Enforcement when possible. Staff would attempt to identify any STRs operating in Thornton,
collect any past lodging tax due the City, and require the STR to cease operating.

Short-Term Rentals

February 18, 2020

Purpose
Review the draft ordinance that would allow and
regulate short-term rentals in Thornton. Request
direction from Council regarding the proposed City
Code amendments and next steps.

Agenda
• Short-term Rental Overview
• Draft Regulations: Key Points
• Alternatives and Next Steps
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Short-Term Rental (STR) Overview
Temporary lodging, renting all or part
of home for less than 30 days
–

Airbnb, VRBO, etc.

–

Market increased 800% since 2011

Varied perspectives
–

Neighbors express concerns about
noise, parking, etc.

–

Residents interested in operating
STR at their home to offset expenses
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STRs in Thornton
Currently prohibited
–

Not defined as a land use

–

Enforcement suspended during
policy-making process

–

Nearly 100 in early 2019

Prior discussions
–

Reviewed “best practices” from other
jurisdictions

–

Council direction to draft ordinance
for discussion that would allow STRs

Source: Host Compliance
proprietary data

4

Draft Ordinance: Key Points
1. STR license required
–
–

Valid one year, subject to renewal
Annual licensing fee, late fee

2. Primary residence, owners only
–
–

Live in minimum 50% of year
Investment rentals not allowed

3. Single-family dwellings
–
–

Attached or detached homes
Approved accessory dwelling units
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4. Business license, tax
collection required
–
–

Home-based business
7% lodger’s tax, remitted by STR
operator

5. License number in all
advertisements
–

Auditing and enforcement

6. One license, one booking at
a time
–
–

One STR license per property
No rental of separate spaces to
different guests (i.e., renting
individual bedrooms)
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7. Maximum occupancy
–
–
–

Overnight: 2 persons per bedroom, plus 2 additional
Daytime: Overnight maximum plus 10 additional
No party/wedding venue usage

8. HOA notification required

7

9. Insurance requirements
–
–

Minimum $1M liability insurance
Additional personal policy/rider, or via host platform

10. Safety requirements
–
–
–
–

Smoke detectors
Carbon monoxide detector
Fire extinguisher
No active construction/repairs

11. Local emergency contact
–

Respond to location within 60 minutes
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12. General rules and information
–
–
–
–
–
–
–

STR license number
Contact information for owner and/or local emergency
contact
Maximum occupancy
Trash receptacles, collection, and storage
Noise regulations
Any areas for legal marijuana use
Other general behavior expectations
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13. Enforcement processes in ordinance
–
–
–
–
–
–

Violation notification process
License suspension and revocation processes
Hearings
Other enforcement actions authorized by City Code
No proactive inspections
Right of entry when condition makes STR unsafe,
dangerous, or hazardous
Utilize private company to assist with identifying STRs and
verifying compliance
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Alternatives and Next Steps
To proceed with allowing STRS in Thornton:
1.
2.
3.
4.
5.
6.
7.

Finalize the draft ordinance
Public and stakeholder outreach as directed
Formal consideration of the ordinance at a future public hearing
Publish RFP for monitoring/compliance services, select awardee
Develop forms and internal processes
Advertise the new STR licensing program and requirements
Joint enforcement efforts between the selected company and staff

To prohibit STRs in Thornton:
1.
2.
3.
4.

Draft ordinance to define and prohibit all types of STRs in the City
Formal consideration of the ordinance at a future public hearing
Public notification of the STR prohibition
Enforcement when possible
11

Appendix A
Sec. 18-174. Short-term rentals. (NEW SECTION)
The purpose of this section is to authorize the operation and regulation of shortterm rentals in such a way as to ensure the health and safety of renters while mitigating
the impacts of short-term rentals on the neighborhoods in which they are located.
(a)

License required. Operation of a short-term rental without a license issued
pursuant to Section 18-54 or contrary to any provision of this section shall be
unlawful and a violation of the Thornton City Code subject to the provisions of
Section 1-8(a).

(b)

Administration. The city manager or designee shall administer the provisions of
this section and shall promulgate rules and regulations for its administration and
implementation.

(c)

Severability. If any clause, sentence, paragraph, or part of this section or the
application thereof to any person or circumstances shall for any reason be
adjudged by a court of competent jurisdiction to be invalid, such judgment shall not
affect, impair, or invalidate the remainder of this section or its application.

(d)

Operational regulations. All short-term rentals shall comply with the following
operational regulations. Failure to comply with these regulations or other
applicable city, state, or federal law may be grounds to suspend or revoke any
license, or for the imposition of civil penalties where applicable.
(1)

Dwellings allowed as short-term rentals. In order to protect the character of
residential neighborhoods, the following types of dwellings are permitted as
short-term rentals:
a.

All or a portion of a single-family attached or detached dwelling shall
be permitted to be used as a short-term rental.

b.

The property owner's approved accessory dwelling unit when the
principal dwelling is the owner’s primary residence. An accessory
dwelling unit shall not be used for short-term rentals if any portion or
all of the principal dwelling is used as a short-term rental.

(2)

Occupancy limit. Overnight occupancy in the portion of the property used
as a short-term rental shall be limited to no more than two persons per legal
conforming bedroom, plus two additional persons. The total users, including
overnight occupants and any other guests, shall be limited to ten more than
the number of allowed overnight occupants.

(3)

Off-street parking. No additional parking is required for short-term rentals
and any short-term rental must comply with applicable parking regulations.
Short-term rental licensees desiring to expand the amount of off-street
parking area shall seek approval via the processes specified in this chapter.

(4)

Safety requirements. Each short-term rental shall have smoke detectors,
at least one carbon monoxide detector, and at least one fire extinguisher on
1

the licensed premises during each short-term rental occupancy. All safety
equipment shall be operable and installed in accordance with the
manufacturer’s instructions. It shall be unlawful to operate a short-term
rental without the required operable smoke detectors, carbon monoxide
detector, and fire extinguisher. Safety equipment shall be located as
specified below:
a.

One smoke detector shall be installed in each bedroom and in each
area used for sleeping. An additional smoke detector shall be
installed outside each sleeping area in the immediate vicinity of the
bedrooms, which is typically in a hallway.

b.

One carbon monoxide detector shall be installed outside each
sleeping area in the immediate vicinity of the bedrooms, within 15
feet of bedroom doors.

c.

One fire extinguisher shall be located in close proximity to the kitchen
or area available for cooking, if such area is accessible to the shortterm rental. If the short-term rental does not include cooking space,
a fire extinguisher shall be located in the sleeping area.

d.

The short-term rental shall not be rented if construction or repairs are
occurring on the property that negatively affect the safety of the
short-term rental.

(5)

Primary residence. It shall be unlawful to operate a short-term rental in any
location that is not the licensee's primary residence. The primary residence
is the place that a person by custom and practice, makes his or her principle
domicile, and the address to which the person intends to return following
any temporary absence, such as a vacation, and it shall be where the
licensee resides in excess of fifty per cent of the year. Residence is
evidenced by actual daily physical presence, use and occupancy of the
primary residence, and the use of the residential address for domestic
purposes, such as, but not limited to slumber, preparation of meals,
package delivery, vehicle and voter registration, or credit and utility billings.
For purposes of this section, a person shall have only one primary
residence.

(6)

Compliance with applicable laws. It shall be unlawful to operate a shortterm rental that does not comply with all applicable city, state, and federal
laws, including but not limited to those regulating property maintenance and
tax collection and remittance.

(7)

Advertising. It shall be unlawful to advertise a short-term rental without the
short-term rental license number clearly displayed on the face of the
advertisement. For the purpose of this section, the terms "advertise,"
"advertising" or "advertisement" mean the act of drawing the public's
attention to a short-term rental in order to promote the availability of the
short-term rental, including but not limited to websites and other electronic
applications or media, and print, video, or other promotional materials.
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(8)

Commercial events. It shall be unlawful to operate or advertise the use of
the short-term rental as a commercial venue for weddings, parties, or for
any similar activities.

(9)

Insurance. It shall be unlawful to operate a short-term rental without liability
insurance coverage of a minimum of one million dollars ($1,000,000.00).

(10)

Right of entry. Where there is probable cause to believe that there is a
condition that is contrary to or in violation of the Code that makes the shortterm rental unsafe, dangerous or hazardous, a peace officer, as designated
in Sec. 14-10 of the Code, is authorized to enter the property at reasonable
times and with proper respect of the occupant’s constitutional rights, to
inspect or to perform the duties imposed by this section, provided that if the
property is occupied that credentials be presented to the occupant and entry
requested. If such short-term rental or the property housing the short-term
rental is unoccupied, the peace officer shall first make a reasonable effort
to locate the owner and request entry. If entry is refused, the peace officer
shall have recourse to the remedies provided by law to secure entry.

(11)

Notification of general rules and regulations. The owner shall, in a
conspicuous location within the interior of the short-term rental, provide the
following information:
a.

The short-term rental license number;

b.

The contact information of the property owner and/or local
emergency contact;

c.

The contact information for all emergency services;

d.

The maximum number of overnight occupants and maximum total
users of the property subject to the short-term rental license;

e.

The location of all trash receptacles and the process for trash
collection and container storage;

f.

The city’s noise regulations;

g.

The location of any authorized areas for legal marijuana use; and

h.

Any other general behavioral expectations to minimize the impacts
on neighboring property and maintain the nature of the single-family
home.

Sec. 18-54. Short-term rental licensing review. (NEW SECTION)
(a)

Generally. Each short-term rental, as defined in Sec. 18-901, shall hold a valid
license issued pursuant to this section. All short-term rentals shall be operated
pursuant to the provisions of Section 18-174.

(b)

Number of licenses. Only one license shall be issued per applicant and per
property.
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(c)

(d)

Fees.
(1)

Timing of payment. All application fees shall be established pursuant to
Section 18-32 and are payable at the time an initial or renewal application
is submitted to the department.

(2)

Refunds. All application fees shall be nonrefundable. In the event of a
suspension or revocation of a license, or termination of the short-term rental
for any reason whatsoever, no portion of the license fee shall be refunded.

Application.
(1)

An applicant shall be the individual who holds fee title to the property
proposed to be used as a short-term rental. The applicant must be a natural
person or the beneficiary of a trust whose name appears on the deed to the
property where the short-term rental is to be located.

(2)

An application for a short-term rental license or renewal thereof shall be
submitted to the department and shall be signed by the applicant. All
applications shall be made upon forms provided by the department.

(3)

The applicant shall be a legal resident of the United States of America.

(4)

Contents of an application for a new license.
a.

The applicant shall self-certify the following:
1.

The information on the application is accurate and truthful
under penalty of perjury under the laws of the State of
Colorado; and

2.

The applicant will obtain the insurance required by section 18174; and

3.

Notification of intent to use the property as a short-term rental
was sent via U.S. Postal Service to any applicable
homeowners’ association at least seven (7) days before
submitting the application to the department; and

4.

The applicant will meet and follow all the operational
requirements specified in Section 18-174.

b.

The applicant shall concurrently apply for a city sales and use tax
business license pursuant to Chapter 26 of the Code and a copy of
such application shall be included in the license application.

c.

The applicant shall provide proof of ownership of the property to be
issued a license, to be verified by the department against the
information provided on the Adams County Assessor’s website when
available.

d.

The applicant shall provide contact information for at least one (1)
other individual who can respond to the property within sixty (60)
minutes if the applicant cannot be reached.
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(e)

(f)

e.

If the applicant has previously held a license issued under this
section, the applicant shall submit copies of any previous notices of
violation, written orders from a hearing officer, or any other records
pertaining to disciplinary action related to the license.

f.

The city may require additional documentation associated with the
application as may be necessary to enforce the requirements of the
City Code.

Issuance or denial.
(1)

No license authorized under this section shall issue or renew unless the
property and licensee are in compliance with this section and Section 18174, as applicable.

(2)

The city manager or designee may deny the application for a license or
license renewal for the reasons described in Section 18-54(h)(2), and the
applicant may request a hearing pursuant to the terms of Section 1854(h)(3).

(3)

If the license is revoked or the city manager or designee denies an
application for renewal for any reason, the licensee shall not be eligible to
apply for a new license to operate a short-term rental in any property located
in the city for two (2) years from the date of revocation or denial.

(4)

If a license is suspended in two (2) consecutive years, the licensee shall not
be eligible to apply for a license to operate a short-term rental in any
property located in the city for five (5) years from the effective date of the
second suspension.

Term license, renewal.
(1)

Any license issued pursuant to this section shall be valid for a period of one
(1) year from the date of its issuance.

(2)

An application for renewal shall be submitted not less than thirty (30) days
prior to the date of expiration of the existing license. If such application for
renewal is received less than 30 days prior to the date of expiration, a late
fee established pursuant to Section 18-32 shall be assessed. No
application for renewal shall be accepted less than seven (7) days prior to
the expiration of the license. In such instance, a new license application
shall be required.

(3)

Contents of an application for license renewal.
a.

The applicant shall self-certify that the information on the application
is accurate and truthful under penalty of perjury under the laws of the
State of Colorado.

b.

The applicant shall certify that there have been no changes in the
information contained in the original application, or specify what
information has changed.
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c.

(3)

(g)

The applicant shall submit copies of any notices of violation, written
orders from a hearing officer, or any other records pertaining to
disciplinary action related to the license from the previous license
term.
1.

If the licensee has received two or fewer notices of violation
for Section 18-54(h)(2)a.2. and such violations have been
cured, this shall not be the basis for denial of an application
for renewal.

2.

If the licensee has received three notices of violation for
Section 18-54(h)(2)a.2. and such violations have been cured,
the city manager or designee shall review the nature of the
violations and exercise discretion in a decision to grant or
deny an application for renewal.

3.

If the licensee has received four or more notices of violation
for Section 18-54(h)(2)a.2., the city manager or designee shall
deny the application for renewal.

4.

If the licensee’s license has been suspended for any reason,
the city manager or designee shall review the basis for the
suspension, including any written order issued by a hearing
officer, for the following factors:
i.

If the license was suspended for failure to cure a
violation of Section 18-54(h)(2)a.2. and such violation
has been cured at the time of the application for
renewal, the city manager or designee may grant the
application for renewal.

ii.

If the license was suspended for failure to cure a
violation of Section 18-54(h)(2)a.2. and such violation
has not been cured at the time of the application for
renewal, the city manager or designee shall not grant
the application for renewal.

d.

The applicant shall submit proof of the insurance required by Section
18-174.

e.

The city manager or designee may require additional documentation
associated with the application as may be necessary to enforce the
requirements of the City Code.

A short-term rental license is non-transferrable. The city shall not accept
any request to transfer ownership of the license or change the location of a
short-term rental operated by a licensee.

Complete applications required.
(1)

An application submitted pursuant to this section shall be considered
substantially complete if it:
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(h)

a.

Is submitted in the required form; and

b.

Includes all required submittal information, including all items or
exhibits specified by the city manager or designee; and

c.

Is accompanied by the applicable processing fee. Any application
that is not accompanied by the required fees shall be considered
incomplete and shall not be accepted.

(2)

The city manager or designee shall review an application for completeness.
If the city manager or designee determines that the application is
substantially complete, the application shall then be processed pursuant to
this section.

(3)

If the city manager or designee determines that the application is
incomplete, the city manager or designee shall notify the applicant of that
fact and identify the specific ways in which the application is deficient. No
further processing of the incomplete application shall occur until the
deficiencies are corrected.

(4)

Any application submitted pursuant to this section must be determined to
be substantially complete within one (1) year of the date the application is
filed with the city manager or designee. Any application that remains
pending after the expiration of the one-year time period shall be
administratively closed. Once an application is closed, the applicant must
begin the licensing process anew.

Enforcement provisions.
(1)

Immediate Suspension.
a.

Upon determination that a short-term rental is being operated in
violation of this section and suspension is immediately necessary for
the protection of the public health, safety, or welfare, the city
manager or designee may suspend a license for up to 14 days
without a hearing. The city manager or designee shall provide
written notice of such suspension by posting a copy of the
suspension notice at the short-term rental property and mailing a
copy to the address provided on the application.

b.

If the city manager or designee suspends a short-term rental license
pursuant to this subsection, the property shall not operate as a shortterm rental until a hearing is held and the license is reinstated.

c.

Upon such suspension pursuant to this subsection, the licensee shall
request a hearing, as described below, within 14 days of the posting
of notice of the suspension or the license is deemed revoked and the
right to a hearing is waived.
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(2)

Notice of violation.
a.

(3)

The city manager or designee may issue a written notice of violation
to the licensee if the city manager or designee determines that any
of the following have occurred:
1.

Fraud, intentional material misrepresentation, or intentional
false statement related to the license or any license
application; or

2.

Failure to comply with the terms or conditions of the license or
the provisions of this subsection, including but not limited to
operating a short-term rental without a license; failure to pay
civil penalties, fines, or taxes; or any other applicable
provision of federal, state, or local law, including but not
limited to the Thornton City Code.

b.

The city manager or designee shall provide the notice of violation to
the licensee by the method indicated as preferred in the application.

c.

The notice of violation shall specify the violation, the basis for such
violation, and the right to request a hearing as described in Section
18-54(h)(3).
1.

If the notice is issued for violation of Section 18-54(h)(2)a.1.,
the penalty shall be revocation of the license.

2.

If the notice is issued for violation of Section 18-54(h)(2)a.2.,
the licensee shall have fourteen (14) days from the date of the
notice of violation to cure the violation and provide evidence
of such cure to the city manager or designee.
i.

Until such violation is cured to the satisfaction of the
city manager or designee, the property shall not
operate as a short-term rental.

ii.

If such violation is not cured within fourteen (14) days,
the short-term rental license shall be suspended for the
remainder of the term unless the licensee has timely
filed a request for hearing.

iii.

If such violation is cured to the satisfaction of the city
manager or designee, the city manager or designee
may reinstate the license for the remainder of the term.

Hearing.
a.

If the licensee or applicant desires a hearing, the licensee or
applicant shall request such hearing in writing, with the department,
within 14 days of the date of a notice of violation or denial of an
application for license or license renewal, unless good cause is
shown for additional time. If no hearing is requested, the license
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shall be suspended for the remainder of the term or, in the case of
an application decision, the right to a hearing is deemed waived.
b.

The hearing shall be conducted as follows:
1.

Upon receipt of a request for hearing by the department, the
city manager or designee shall notify the applicant or licensee
of the hearing date in the manner indicated as preferred on
the application on file.

2.

The city manager or designee shall act as hearing officer and
conduct any hearing held pursuant to this subsection in
conformance with standards of procedural due process
applicable to administrative hearings, including the right to
present evidence and testimony and to confront witnesses.

3.

i.

The hearing officer shall evaluate whether the violation
has occurred, the nature of the violation, any attempts
to cure such violation.

ii.

The applicant or licensee shall have the burden, by
preponderance of the evidence, to establish the facts
necessary to warrant the order sought.

The hearing officer, may, after hearing and considering the
evidence, suspend, or revoke any short-term rental license, or
grant additional time to obtain compliance with this section if
the hearing officer finds:
i.

Fraud, intentional material misrepresentation, or
intentional false statement in the initial application or
application for renewal; or

ii.

The licensee or applicant has violated any provision of
this section or Section 18-174, any applicable state or
federal law, or any other applicable provision of the
Thornton City Code, including but not limited to a failure
of the licensee to prevent a violation of the Nuisance
Code in Chapter 38, Article X of this Code from
occurring on or about the short-term rental.

4.

The hearing officer may reinstate the license for the remainder
of the term if they find that no violation has occurred or if the
violation has been cured in a manner satisfactory of the
hearing officer.

5.

The hearing officer shall enter written findings of fact and
conclusions of law, which shall be mailed to the licensee or
applicant at the address shown on the license application.
The hearing officer's decision shall be effective on the date of
the written finding required by this subsection.
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c.

No licensee who has had a license suspended under this section is
entitled to obtain a short-term rental license during the period of
suspension, either in the licensee’s own name or as a co-owner for
another property for which a short-term rental license is requested.

d.

The hearing officer’s decision shall be a final decision and may be
appealed to the district court pursuant to Colorado Rule of Civil
Procedure 106(a)(4). Failure of the licensee to appeal said order
constitutes a knowing waiver of any right to contest the city's order.

e.

The remedies provided in this division are in addition to, and do not
limit, potential prosecution for any other violations of state or federal
law or violations of the Thornton City Code.

Sec. 18-160. Use chart. (NEW USE ADDED TO CHART)

Use

Residential Districts

Nonresidential Districts

Part I. Accessory Uses
Short-term rental

R

R

R

R

R

R

R

R

Additional provisions. See Secs. 18-162(a), 18-162(b), and 18-174.

Sec. 18-167. Home occupation.
(a)

All home occupations shall comply with all of the following standards and
requirements:
(1)

The home occupation can only be conducted by the residents of the
dwelling. No employees of the home occupation may conduct business at
the residence.

(2)

The activities conducted at the site shall be contained totally within the
principal structure used as a residence. No garages or accessory
structures shall be used for this purpose, with the exception of off-street
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Industrial

Eastlake TOD

Eastlake Office

Eastlake Service

Eastlake Business

TOD - Transition Subdistrict

TOD - Core Subdistrict

Mixed Use

Employment Center

Office/Institutional

City Center

Business Park

Regional Commercial

Community Retail

Neighborhood Service

Eastlake Residential

Manufactured Home

Multifamily

Single-Family Attached

Single-Family Detached

Residential Estate

Legend:
R = Permitted use
by right
S = Use permitted
by specific use
permit
L = Limited use
permitted by right
T = Use permitted
by temporary use
permit

Agricultural

This chart identifies the uses allowed in the listed zoning districts. Additional
regulations may be referenced in the chart or in the zoning district regulations in Article
III. The applicable off-street parking and loading requirements are listed in Division 6 of
Article V of this chapter.

parking or accessory dwelling units used in association with a licensed
short-term rental.
(3)

The home occupation shall clearly be incidental and secondary to the use
of the dwelling unit as a residence and shall not change the character
thereof.

(4)

There shall be no interior alterations not customarily allowed for the use of
the dwelling as a residence.

(5)

There shall be no exterior alteration or addition to the home that alters the
residential appearance of the premises or creates a separate entrance to
the premises except as may be required or allowed by state law.

(6)

The home occupation shall not generate any adverse impacts such as, but
not limited to, noise, vibrations, smoke, dust, odors, heat, glare or
interference with radio or television transmissions in the area noticeable
at/or beyond the property line.

(7)

No toxic, explosive, flammable, radioactive, or other hazardous materials,
including ammunition, as defined by the International Building Code or the
International Fire Code of the City of Thornton, shall be used, sold, or
stored on the site for the use and in association with the home occupation.

(8)

There shall be no outside storage of any type as part of the home
occupation.

(9)

There shall be no outside uses associated with a home occupation
anywhere on the lot, other than those typically associated with the use of
the property as a dwelling.

(10)

No home occupation shall disrupt the residential character of the
neighborhood, particularly with numerous cars parked in the
neighborhood.

(11)

Performance of professional sales and services on the site as a home
occupation will be limited to no more than one pupil, client or customer at
a time.

(12)

No home occupation shall endanger the health, safety or welfare of the
occupants of the residence or the neighborhood.

(b)

Family child care home facilities allowed as home day care operations shall be
regulated as defined by the state and not by this Code.

(c)

A short-term rental, as defined in Section 18-901, is a permitted home occupation
for single-family detached, single-family attached, or accessory dwelling units
only, as regulated in Sections 18-54 and 18-174.

Sec. 18-173. Accessory dwelling unit.
Accessory dwelling units are permitted for single-family detached dwellings subject
to the following conditions:
11

(1)

Any request to incorporate accessory dwelling units in a new development
must be received by the city at the time of application for a conceptual site
plan or planned development district zoning.

(2)

Accessory dwelling units may be located within the principal dwelling unit,
attached to the principal dwelling unit, or located separately on the same
lot as the principal dwelling unit.

(3)

Accessory dwelling units shall comply with all established setbacks for the
principal dwelling unit.

(4)

Only one accessory dwelling unit is allowed per lot.

(5)

Accessory dwelling units shall utilize the same utility connections as the
primary residence.

(6)(5) Any accessory dwelling unit shall meet the same development standards
required for the principal dwelling unit.
(7)(6) A certificate of occupancy (CO) will only be granted to an accessory
dwelling unit after a CO has been granted to the principal dwelling unit.
(8)(7) Required parking shall be located on the same lot as the principal dwelling
unit and identified on the site plan required as part of a minor development
permit.
(9)(8) Size requirements.
b.

The minimum size for an accessory dwelling unit shall be 500
square feet.

c.

The maximum size for an accessory dwelling unit shall be 1,000
square feet or 50% of the gross floor area of the primary residence,
whichever is less.

d.

For the purposes of this subsection, area calculations shall exclude
any garage, porch or similar area.

e.

The area restrictions specified in Section 18-162 do not apply to
this accessory use.

(10)(9)The property owner, as reflected in title records and evidenced by voter
registration, vehicle registration or other similar means, must occupy either
the principal dwelling unit or accessory dwelling unit.
(11)(10)Home occupations are prohibited within an accessory dwelling unit, with
the exception of a currently licensed short-term rental.
(12)(11)Manufactured homes, campers, camper buses, travel trailers and
recreational vehicles are prohibited as accessory dwelling units.
(13)(12)Deed restrictions.
a.

Prior to the issuance of a building permit for an accessory dwelling
unit, the property owner shall file with the county clerk and recorder
a declaration of restrictions to the deed for the property where the
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accessory dwelling unit will be located. At a minimum, the
restrictions shall state:
1.

The accessory dwelling unit shall not be sold separately from
the principal dwelling unit, nor shall the lot on which it is
situated be subdivided unless such subdivision has been
approved by the city in accordance with all provisions
of Chapter 18 of the Code;

2.

The accessory dwelling unit shall comply with an approved
minor development permit;

3.

The certificate of occupancy for the accessory dwelling unit
shall be in effect only so long as either the principal dwelling
unit or the accessory dwelling unit is occupied by the owner
of record; and

4.

All restrictions run with the land and are binding upon any
successor in ownership of the property.

b.

It shall be unlawful for any property owner to fail to comply with the
deed restrictions.

c.

The deed restrictions shall lapse upon removal of the accessory
dwelling unit. Upon verification of removal of an accessory dwelling
unit, the city shall record appropriate documentation releasing such
encumbrance. The property owner shall pay all required recording
fees, and it shall be the property owner's responsibility to ensure
that such recording is successfully completed.

Sec. 18-596. Off-street parking and loading requirements chart. (NEW USE ADDED
TO CHART)
Off-Street Parking and Loading Requirements
Use

Required Off-Street Parking

Required Off-Street Loading

None.

None.

Part I. Accessory Uses
Short-term rental

Sec. 18-901. Definitions.
The following words, terms and phrases, when used in this chapter, shall have the
meanings ascribed to them in this section, except where the context clearly indicates a
different meaning:
Short-term rental means a dwelling unit, or portion thereof, that is leased for
periods of less than thirty (30) days per occurrence, the owner of which holds a valid
license issued pursuant to this this article.
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Thornton Heritage Museum
Agriculture—Farmers Market/Gardening Plots/Chicken Coups
Educational Opportunities for schools and adult learning
Adaptive reuse of agricultural structures such as retrofitting the grain silos into Silo Art Studios
Park Amenities and a shade pavilion with an outdoor teaching kitchen
Community/Group Meeting Rental Space
Farmhouse property converted into a home for an Artist in Residence or into a possible Air-BNB
income location
Event and Wedding Venue

For ease of financing and programming, we have divided the proposal into three stages of incremental
planning:
Stage 1:
Focus on re-inventing a new type of touristic, heritage development via a low-maintenance use of
current space centered around a “farm.” This stage uses agriculture to rejuvenate a larger under-utilized
and vacant property into a productive, vibrant amenity via: community gardens, farmer’s markets, Water
Conservation Demonstration Gardens, and food literacy projects with a City garden plot for educational
programming.
Stage 2:
Begin to move toward a more thorough use of space by creating gathering spaces for events (weddings,
art exhibits, festivals, educational programming, pop-up theaters) including park amenities and shade
pavilions. The large barns on the property would need to be cleaned and organized to provide space
for gatherings, standing historical displays, small indoor weddings, etc.
Stage 3:
This stage begins to adapt current structures for revenue generation. Retrofitting structures brings a
strong base for community engagement through unique creative function. Silo conversions into tiny
studio spaces, outdoor kitchens, onsite café, heritage museum, and sculpture gardens are just a few
of the ways to bring enjoyment and identity to a community.
BUDGET/STAFF IMPLICATIONS:





Staff is currently working on developing a full proposal; consideration of this recommendation
should fit within the current exploration/planning process.
Implementation Budget - TBD based on feasibility and design studies.
Programming Budget and staffing needs - TBD based on end design specifics and community
engagement.
Direct and sales tax revenue would be possible in the future to offset costs if this
recommendation is carried through.
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ALTERNATIVES:
This recommendation stands alone. It may be best served through a collaborative effort amongst City
Staff, TASHCO, consultants, and the community.
BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): (includes previous City Council action)











Over a decade has passed since the Lambertson Farms property endowment, and the timing is
right to begin a proper re-development of that property.
Due to the booming population and economic growth of our fine City, we must take definitive
action to not allow the City’s progress to inadvertently wipe out its own history and memory.
The Lambertson Farms Creative Historic Community Development would be a desirable
destination and an identified historical landmark for residents and tourists.
Impact on citizens:
o Residents come to Lambertson Farms for an afternoon festival—lunch at the Lambertson
Cafe, shopping at vendor tents, a stroll along the scenic path stopping to listen to an
outdoor concert.
o A group of participants in the Summer Youth Employment Program or Youth Community
Service care for the native plants and food gardens, learning both job skills and ecology.
o Residents both enjoy and learn about native landscaping, water conservation, and
xeriscape through Demonstration gardens—cooperatives with Thornton Water and the
CSU Extension office
o A bus load of elementary school students safely arrives to an “farm-to-food” educational
program in the outdoor kitchen under a shaded pavilion.
o Silo Art Studios and the Artist in residence programing bringing both education and
vibrancy to the City art collections, and the City of Thornton renowned for its high-quality
Arts and Culture programming.
o Lambertson Farms Wedding venue becomes the “it” place for specialized and scenic
locale for small weddings and event space.
The cost of investment or even the Return on Investment are often not the factors determining
a restoration or renewal intervention such as the one we have proposed. Instead, the decision
to showcase an agricultural inspired history boils down to complex factors such as: appreciation
of the historic land/assets, rise in nearby property values, and an opportunity to revitalize a part
of the City.
The adaptive reuse of historic structures can often be the most energy efficient option and the
most sustainable form of development. National studies have shown that construction and
retrofit projects are some of the highest job creating investments—generating 17.4 jobs for every
$1 million dollars invested.
Heritage tourism is a known economic generator—surveys consistently show that visitors to
Colorado are especially drawn to destinations with historic character and attractions that are
interesting and authentic. According to the Colorado Tourism Office, tourists spent more than
$1.6 BILLION on arts, entertainment, and recreation (which includes heritage tourism activities)
in their last study in 2009.
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NEXT STEPS
Amend and update the 2010 plan per the above recommendations when moving forward with the
Lambertson Farms property redevelopment in order to maximize the value of the Lambertson Farms
endowment.
Thank you for considering this matter and the above recommendations made by TASHCO.
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services will also be available for attendees. This series of markets creates an opportunity to make
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Rose Roots Community Garden is a local community garden that brings together community members of
all ages in the Arvada area. They've been working since 2012 to grow local and healthy produce in an
open space that enables Arvada residents to be involved in planting, growing, and maintaining a garden.
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Colorado.
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The Eiber Community Garden is located on the grounds of Eiber Elementary School. Open to all residents,
the garden is one of many community gardens along the front-range supported by Denver Urban
Gardens, in partnership with the Eiber Neighborhood Association and the Jefferson County School
District. New gardeners receive training from an experienced and trained cadre of garden leaders, the
garden provides free community workshops, supports local food banks, and provides free plots and
seeds for low income families and fixed income seniors.

Community garden kits available. (2018, March 09). Retrieved from https://www.chieftain.com/cb2a9c9c23e1-11e8-bd25-33fffc7e5b5a.html
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educated and provided the tools they need for soil preparation, plant identification, watering needs,
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design and implementation, and the harvesting of the garden. Residents harvest and consume the food
grown and regular donations of extra produce are made to non-profits such as the Food Bank for
Larimer County and The Family Center/La Familia.

Community Gardens 2015[PDF]. (2015, July 27). Adams County.
Map of community gardens in and around Adams County.
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flourishing areas in their community. They rounded up the community gardens made for both
educational and nonprofit work as well as personal gardening. A plethora of information about multiple
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while supporting their local businesses. It is the only weekday farmers market in Lakewood.
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$40,000 for moving the garden and rebuilding it. Did not appear that any final decisions were reached.
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Community Garden Association.
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Larimer County's farmers market website. Includes information on how to become a vendor to hours and
location.
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Information about Miracle Community Garden in Pueblo. Information provided by the American
Community Gardening Association.
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Posting on Nextdoor notifying community members of the removal of the community garden in Fort
Collins.
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https://www.coloradoan.com/story/news/2014/06/24/se-fort-collins-neighbors-want-community-gardengo/11299915/
An article about a Fort Collins community garden that community members consider to be an "eyesore". A
lot of mixed emotions expressed in the article. Some people felt it helped their property values while
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others were upset by the type of fencing used (horse corral). In another article by 9news “Community
garden uprooted amid controversy”, the community garden was shut down at a later date.
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on April 30th, 2011. The City, DUG, and volunteers from the area worked in earnest to get the garden
ready by the opening date. The garden offers 52 plots to local gardeners who wish to sink their hands in
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