
CITY OF THORNTON 
CITY MANAGER’S OFFICE 
 

12/1/20 

 
 

A G E N D A 
Planning Session 

https://thorntonco.zoom.us/j/94484589154 
December 8, 2020 

5:45 p.m. 
 

 
I. CALL TO ORDER, REVIEW OF AGENDA, AND STAFF COMMENTS 

 
 

II. BRIEFINGS 
 
A. COVID-19 Update (Estimated 15 Minutes) 

 
B. Student Art Presentation – Bottle Brick Project (Estimated 15 Minutes)  

 
C. Adams County Severe Weather Activation Plan (Estimated 15 Minutes) 

 
D. Discussion Regarding Potential Updates to the Development Review Process 

(Estimated 15 Minutes) 
 

E. Marijuana Licensing Authority - Discussion Regarding the Marijuana 
Licensing Authority (Estimated 15 Minutes) 

 
III. OPEN DISCUSSION 

https://thorntonco.zoom.us/j/94484589154


Planning Session 
Agenda Summary 
December 8, 2020 

 
 

BRIEFINGS: 
 
A. COVID-19 Update   
 

Staff will provide City Council with updates on the COVID-19 pandemic.  
 
B. Student Art Presentation – Bottle Brick Project       

- Seve Ghose, Director of Parks, Recreation and Community Programs 
 
Cydney Huerta is a high school student, at York International, who is highly 
immersed in sustainability causes and wishes to implement, with approval of 
Council, initiatives to drive her enthusiasm further within the City. Cydney’s main 
idea centers around the reuse of plastic bottles as Bottle Bricks in sculpture 
projects with messaging toward recycling and alternative uses to enhance 
community. 
 

C. Adams County Severe Weather Activation Plan       
- Seve Ghose, Director of Parks, Recreation and Community Programs 
 
Adams County Severe Weather Activation Plan (SWAP) is a program that provides 
life-saving measures for people experiencing unsheltered homelessness in Adams 
County, which may include referral to shelter, a hotel/ motel stay, or severe 
weather supplies.  SWAP activates when the weather conditions reach thirty-two 
degrees Fahrenheit and below with wet conditions and twenty degrees Fahrenheit 
and below with dry conditions. 
 
Adams County is requesting municipal contributions to help sustain SWAP.  
$10,000 is requested from Thornton. 
 

D. Discussion Regarding Potential Updates to the Development Review Process  
 - Jeff Coder, Deputy City Manager of City Development 

 
Chapter 18 of the City Code, known as the Development Code, is a compilation of 
the requirements, standards, and performance expectations for permitted land 
uses in the City.  Since the last comprehensive rewrite in 1992, numerous 
amendments have addressed specific issues and updated organizational aspects. 
However, a variety of changes and updates are necessary to make the document 
more user-friendly, remove or update antiquated requirements and standards, and 
incorporate newer development concepts.  The 2021 Budget authorizes a 
consultant to assist with this Development Code revision process. 



A key aspect of the Development Code update is the development review process, 
which Council previously expressed desire to improve.  Staff has identified several 
inefficiencies and redundancies in the City’s current development review process 
and prepared alternatives to consider these issues and implement process 
improvements.  A decision on this aspect of the review process is essential to 
adequately inform and guide the selected consultant, as the preferred alternative 
would substantially affect the Development Code update. 
 

E. Discussion Regarding the Marijuana Licensing Authority     
- Kristen Rosenbaum, City Clerk 
 
Staff will review the Marijuana Licensing Authority (MLA) Structure and presented 
potential changes for Council’s consideration. 
 

 



 

PLANNING SESSION COMMUNICATION 
Meeting Date:  

December 8, 2020 
Agenda Item: 

A 
Agenda Location:  

N/A 
Goal(s): 

 

Legal Review: 

N/A 
 
   1st Reading 
   2nd Reading  

Subject:  COVID-19 Update 

Recommended by: Kevin S. Woods KW    Approved by: Kevin S. Woods KW 
 
Ordinance previously 
introduced by:  
 

   
 

Presenter(s):  Kevin Woods, City Manager 

 
SYNOPSIS:  
 
Staff will provide City Council with updates on the COVID-19 pandemic.  
 
RECOMMENDATION:   
 
This item is for informational purposes only. 
 
BUDGET/STAFF IMPLICATIONS:   
 
None. 
 
ALTERNATIVES: 
 
This item is for informational purposes only. 
 
BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): (includes previous City Council action) 
 
 



PLANNING SESSION COMMUNICATION 
Meeting Date:  

December 8, 2020 
Agenda Item: 

A 
Agenda Location:  

N/A 
Goal(s): 

 
Legal Review: 

N/A 
 
 ___ 1st Reading 
 ___ 2nd Reading 
 

Subject:  Presentation of the Community Development Block Grant – COVID-19 Funds to be 
added to the 2019 Annual Action Plan through a Substantial Amendment 

Recommended by: Seve Ghose SG Approved by: Kevin S. Woods KW  
 
Ordinance previously 
introduced by:  
 

__________________ 
 

Presenter(s):  Jaylin Stotler, Community Connections Manager 
Adam Lyons, Grant & Housing Supervisor 

 
 
SYNOPSIS: 
 
The 2019 Annual Action Plan will need to be amended for Community Development Block Grant – 
COVID-19 (CDBG-CV) funds to be allocated to the City through the Coronavirus Aid, Relief, and 
Economic Security Act (CARES Act). 
 
The City will receive $515,355 through the third and final round of CDBG-CV funds which may be 
allocated to CDBG-eligible activities that prevent, prepare for, or respond to COVID-19.   
 
RECOMMENDATION:   
 
Staff recommends Alternative No. 1, direct staff to bring forward a resolution, at the December 15, 
2020 formal Council meeting, in support of allocating CDBG-CV funds through a substantial 
amendment to the 2019 Annual Action Plan (AAP) to provide emergency housing/shelter and food 
assistance to low- and moderate-income Thornton residents as quickly as possible. 
 
Based upon the ongoing needs of the community, staff recommends $515,355 in CDBG-CV funds to 
be allocated.  Staff published a Request for Proposals (RFP) on November 30, 2020 to solicit 
proposals from nonprofit organizations serving low- to moderate-income Thornton residents.   
 
BUDGET/STAFF IMPLICATIONS:   
 
The allocation of $515,355 in CDBG-CV funds will be awarded to the City through the third allocation 
round authorized by the CARES Act. The City was allocated $462,521 in CDBG-CV funds through 
the first round of allocations. The total CDBG-CV allocation is $977,876.  
 
ALTERNATIVES: 
 
1. Direct staff to bring forward a resolution, at the December 15, 2020 formal Council meeting, in 

support of allocating CDBG-CV funds through a substantial amendment to the 2019 AAP to 
provide emergency housing/shelter and food assistance to low- and moderate-income Thornton 
residents as quickly as possible. 

2. Do not direct staff to bring forward a resolution in support of allocating CDBG-CV funds through a 
substantial amendment to provide emergency housing/shelter and food assistance to low- and 
moderate-income Thornton residents and direct staff to reprioritize the allocation of these funds.  
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This alternative would trigger an additional public comment period and would delay receiving the 
funds.   

 
 
BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY):  (includes previous City Council actions) 
 
Community Development Block Grant (CDBG) funds are federal funds from the U.S. Department of 
Housing and Urban Development (HUD). The City has used CDBG funds in Thornton since 1983. In 
March 2010, Thornton became its own entitlement community, so the City now receives grant funds 
directly from HUD. Projects funded through CDBG must meet one or more of the national objectives 
to benefit low- and moderate-income persons; aid in the prevention or elimination of slum and blight; 
or meet urgent community needs 
 
The City will receive $515,355 in CDBG-CV funds through the third and final allocation authorized 
under the CARES Act which may be allocated to Housing, Public Facilities, or Public Service projects 
that prevent, prepare for, and respond to COVID-19. 
 
Timeline: 
 
• December 15, 2020 – Public Hearing scheduled for the amendment to the 2019 AAP.  

 
• December 14, 2020 – Public comment period ends. 

 
• December 10, 2020 – Start of the five-day public comment period. Notice of the public comment 

period will be published in the Northglenn-Thornton Sentinel and posted on the City website. HUD 
granted the City’s waiver of the required 30-day public comment period and Public Hearing for a 
substantial amendment.   
 



COVID-19 Update



Community Development 
Block Grant – COVID-19 

(CDBG-CV) Round 3 Award



Purpose:
The purpose of this item is to inform Council of the 
supplemental allocation of $515,355 in CDBG-CV funds awarded 
to the City through the third allocation round authorized under the 
Coronavirus Aid, Relief, and Economic Security Act (CARES Act). 

• Introduction to CDBG-CV Funds
• Proposed Use of CDBG-CV Funds
• Substantial Amendment to the 2019 Annual Action Plan
• Questions and Direction

Agenda:

2



CDBG-CV Funds

The CARES Act provided an additional $5 billion in Community 
Development Block Grant (CDBG) funding. The City received 
$462,521 through the first allocation round and has been awarded 
$515,355 through the third and final round. 

3



Proposed Use of CDBG-CV Funds

Staff recommends allocating $515,355 in CDBG-CV funds to 
emergency housing/shelter and food public service activities 
through a Request for Proposals (RFP) for nonprofit 
organizations serving low- to moderate-income Thornton 
residents to apply for grant funding. 

4



Substantial Amendment to the 
Annual Action Plan

In order to receive these funds, the City is required to submit a 
Substantial Amendment to the 2019 Annual Action Plan. This 
amendment requires a 5-day public comment period and a public 
hearing. 

5



Questions and Direction

Questions?

Direction

Send the Substantial Amendments to the Annual Action Plan to 
Council for formal Approval at a public hearing on December 
15.

Or

Council makes changes to staff’s recommended substantial 
amendment and these changes are sent to Council for formal 
approval at a later date.

6



PLANNING SESSION COMMUNICATION 
Meeting Date:  

December 8, 2020 
Agenda Item: 

B 
Agenda Location:  

N/A 
Goal(s): 

 

Legal Review: 

N/A 
 
 ___ 1st Reading 
 ___ 2nd Reading 

Subject:  Student Art Presentation – Bottle Brick Project 

Recommended by: Seve Ghose SG Approved by: Kevin S. Woods KW 
 
Ordinance previously 
introduced by:  
 

____________________ Presenter(s):  Cydney Huerta, York International Student 
Kate Miya, TASHCO Member 

  
 
SYNOPSIS:  
 
Cydney Huerta is a high school student, at York International, who is highly immersed in sustainability 
causes and wishes to implement, with approval of Council, initiatives to drive her enthusiasm further 
within the City. Cydney’s main idea centers around the reuse of plastic bottles as Bottle Bricks in 
sculpture projects with messaging toward recycling and alternative uses to enhance community. 
 
RECOMMENDATION: 
 
Staff recommends Alternative No. 1, implement the Bottle Brick sculpture project within the City. 
 
BUDGET/STAFF IMPLICATIONS:  
 
There are no budgetary implications as a result of this program implementation. Some staff time will 
have to be dedicated to the successful implementation of the project. 
 
ALTERNATIVES:  
 
1. Implement the Bottle Brick sculpture project within the City. 
2. Do not implement the Bottle Brick sculpture project within the City at this time. 

 
 

BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY):  (includes previous City Council action) 
 
Bottle Bricks are plastic bottles stuffed full of trash until they are as compact as bricks, which can then 
be used as a building material for things such as: 

○ Benches 
○ Garden beds 
○ Houses (earthships) 
○ Art pieces 

 
In 1905, 76 year old, Tom Kelly started the first bottle structure in Rhyolite, Nevada with beer bottles 
and adobe. The house still stands to this day.  Hug It Forward, a 2009 non-profit, started using plastic 
bottles to build schools.  
 



Purpose 
In order to help the City of 

Thornton to expand sustainability 
programs and reach new 

audiences, Cydney Huerta and 
Kate Miya have been 

investigating the viability of bottle 
bricks and their usefulness in the 
community. Outlined in the next 

few slides are multiple 
discussions that have taken 

place over the last weeks around 
ideas meant for Council to 

provide direction moving forward.



Introductions

● High school senior at 
York International who 
has served as the 
Sustainability Club’s 
president.

● Naturally engaged in 
conservation and a 
cleaner environment. 

● Actively involved with the 
community through her 
service with TASHCO 
(2017-present) and TAF 
(2020).

● Teaches high school 
English in the Mapleton 
School District.

Cydney Huerta
Kate Miya

https://buildabroad.org/programs/bottle-school-guatemala/

https://buildabroad.org/programs/bottle-school-guatemala/


Bottle Bricks (or “ecoBricks”) 

● Plastic bottles are stuffed 
full of trash until they are 
compact as bricks, which 
can then be used as 
building material for 
structures. 

● Not a new concept! Has 
been around for 115 years. 

● All bricks would be donated 
and collected.

● Cost of an 80lb bag of 
concrete varies from $4.80 to 
$5, depending on type of 
concrete. 

What are they? Process

https://en.wikipedia.org/wiki/Ecobricks



Discussions with Mayor Pro Tem Jessica Sandgren, 
Councilmember Julia Marvin, and Parks and Rec Director 

Seve Ghose
● Bottle bricks could be used for:

○ An art piece (perhaps at the N Line 
Original Thornton stop or have a 
traveling bottle brick project.)

○ Community garden at the new fire 
station or Active Adult Center. 
(Similar idea of the Xeriscape 
Demonstration Garden at the 
Margret Carpenter Recreation 
Center.)

○ Youth outreach to help educate. 
○ City-wide sustainability initiative.

https://plasticgeneration.com/ecobricks-an-alternative-building-material/



Next Steps

https://ecobrickssa.wordpress.com/#jp-carousel-30

If approved by Council, 
Kate will run it by 

TASHCO as a Public Art 
Project and then she will 

return to Council with 
specifics related to the 

selected format and 
location.



PLANNING SESSION COMMUNICATION 
Meeting Date:  

December 8, 2020 
 

Agenda Item: 

C 
Agenda Location:  

N/A 
Goal(s): 

 

Legal Review: 

N/A 
 
 ___ 1st Reading 
 ___ 2nd Reading 

Subject:  Adams County Severe Weather Activation Plan 

Recommended by: Seve Ghose SG Approved by: Kevin S. Woods KW 
 
Ordinance previously 
introduced by:  
 

____________________ Presenter(s):  Jaylin Stotler, Community Connections Manager 
  Paolo Diaz, Adams County Community Safety and Wellbeing    
Manager 

 
 
SYNOPSIS:  
 
Adams County Severe Weather Activation Plan (SWAP) is a program that provides life-saving 
measures for people experiencing unsheltered homelessness in Adams County, which may include 
referral to shelter, a hotel/ motel stay, or severe weather supplies.  SWAP activates when the weather 
conditions reach thirty-two degrees Fahrenheit and below with wet conditions and twenty degrees 
Fahrenheit and below with dry conditions. 
 
Adams County is requesting municipal contributions to help sustain SWAP.  $10,000 is requested 
from Thornton. 
 
RECOMMENDATION:   
 
Staff recommends Alternative No. 1, direct staff to bring forward a resolution, at a future Council 
meeting, approving an Intergovernmental Agreement (IGA) with Adams County for the $10,000 
contribution.  
  
BUDGET/STAFF IMPLICATIONS:   
 
The $10,000 request has not been included in the 2021 Budget. 
 
ALTERNATIVES: 
 
1. Direct staff to bring forward a resolution, at a future Council meeting, approving an IGA with 

Adams County for the $10,000 contribution. 
2. Do not bring forward a resolution to enter into and IGA with Adams County for the $10,000 

contribution at this time. 
  
BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY):  (includes previous City Council action) 
 
SWAP was piloted February-April of 2020.  During this time SWAP was activated on 33 nights and 88 
vouchers for a hotel or motel stay were distributed.  Without shelter, individuals who participated in 
SWAP may have been exposed to life-threatening elements. 



SEVERE WEATHER 
ACTIVATION PLAN 

(SWAP)
PAOLO DIAZ

COMMUNITY SAFETY AND WELL-BEING



2020 POINT-IN-TIME COUNT

• 170 chronically homeless (36%)

• 91 newly homeless (19%)

• 160 unsheltered (34%)



WHAT IS SWAP?

• Survival resources to literal homeless households during periods of 
inclement weather

• Hotel/motel vouchers to literal homeless individuals/families for the 
duration of the severe weather

• Cold weather gear, first aid kids, hygiene kits, and food (when available)

• Severe cold and severe heat



SEVERE WEATHER ACTIVATION PLAN 
(SWAP)
• Pilot from February 2020 through April 2020

• Intake done at Human Services Center (118th and Pecos)

• 33 activated nights – 88 vouchers distributed 

• 67% stayed in a vehicle the night before

• Reasons for not accessing a shelter:

• 48% - safety concerns

• 43% - no room



SEVERE WEATHER ACTIVATION PLAN 
(SWAP)
• Continuation of the pilot through Almost Home

• Intake at Anythink Library (9417 Huron St.)

• Backup intake site at Almost Home

• Vouchers, case management transportation

• Goal: distribute 140 vouchers per month

• Support from municipalities



MUNICIPAL SUPPORT

• Outreach referral to utilize SWAP services

• Funding contribution towards SWAP

• Allow us to expand SWAP to include severe heat

• Utilizing interested police departments to distribute vouchers



NEXT STEPS FOR SWAP

• Discussions with municipalities on IGA to contribute funding towards 
SWAP

• Continue to partner with municipalities and partners on outreach and 
intake



QUESTIONS AND DISCUSSION

Paolo Diaz
Community Safety and Well-Being Manager

pdiaz@adcogov.org
720-523-6815



PLANNING SESSION COMMUNICATION 
Meeting Date:  

December 8, 2020 
Agenda Item: 

D 
Agenda Location:  

N/A 
Goal(s): 

 

Legal Review: 

N/A 
 
 ___ 1st Reading 
 ___ 2nd Reading 

Subject:  Discussion Regarding Potential Updates to the Development Review Process 

Recommended by: Jeff Coder  JBC Approved by: Kevin S. Woods KW 
 
Presenter(s):   Jeff Coder, Deputy City Manager of City Development 
                     Grant Penland, Planning Director 
 

 
Ordinance previously 
introduced by:  
 

____________________ 

 
SYNOPSIS:  
 
Chapter 18 of the City Code, known as the Development Code, is a compilation of the requirements, 
standards, and performance expectations for permitted land uses in the City.  Since the last 
comprehensive rewrite in 1992, numerous amendments have addressed specific issues and updated 
organizational aspects. However, a variety of changes and updates are necessary to make the 
document more user-friendly, remove or update antiquated requirements and standards, and 
incorporate newer development concepts.  The 2021 Budget authorizes a consultant to assist with this 
Development Code revision process. 
 
A key aspect of the Development Code update is the development review process, which Council 
previously expressed desire to improve.  Staff has identified several inefficiencies and redundancies in 
the City’s current development review process and prepared alternatives to consider these issues and 
implement process improvements.  A decision on this aspect of the review process is essential to 
adequately inform and guide the selected consultant, as the preferred alternative would substantially 
affect the Development Code update. 
 
RECOMMENDATION:  
 
Staff recommends Alternative No. 2, direct staff to work with the selected consultant for the 
Development Code update to pursue and implement the Zoning Board of Adjustment (ZBA) model to 
improve the City’s development review process. 
 
BUDGET/STAFF IMPLICATIONS: 
 
This request for staff direction has no immediate budget or staff implications.  The approved 2021 
Budget includes funding for the Development Code update as a capital project, and the update process 
will require significant staff time for coordination and review of draft documents. 
 
ALTERNATIVES: 
 
1. Direct staff to work with the selected consultant to pursue the adjusted Development Permits and 

Appeals Board (DPAB) model as part of the Development Code update. 
2. Direct staff to work with the selected consultant to pursue the Zoning Board of Adjustment model 

as part of the Development Code update. 
3. Direct staff and the selected consultant to maintain the City’s existing development review process 

and DPAB’s current responsibilities. 
4. Take other action as directed by Council. 
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BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY):  (includes previous City Council action) 
 
Current Development Review Process 
 
The City’s current development review process involves review of a Conceptual Site Plan (CSP) by 
staff and consideration by Council at a public hearing.  A CSP is often presented in conjunction with a 
Zoning application, therefore involving a high level of land use discretion.  If approved, the developer 
is then required to apply for a Development Permit, which must be approved by DPAB at another public 
hearing.  DPAB considers the technical details of a development plan, although DPAB retains no 
authority over land uses. 
 
Existing Challenges 
 
Staff has identified several challenges and issues related to the current development review model 
including: 
 
 Lengthy application process timeline due to duplicity in the approval process specified in the 

Development Code.  Much of the information contained in a Development Permit (DP) application, 
which DPAB reviews, is already considered and approved by Council as part of the Conceptual 
Site Plan (CSP). 

 The cost and applicant/staff time required for preparation and review of similar documents for 
formal consideration by Council and DPAB. 

 Public confusion over opportunities to influence the outcome of a project, since DPAB does not 
have the authority to review zoning classifications or uses of the property as authorized for 
development. 

 Developer confusion and uncertainty, as the City’s development process is dissimilar to most other 
jurisdictions. 

 Difficulty in the City’s recruitment of projects of economic significance due to the lengthy approval 
process. 

 Expiration of approved CSPs or DPs due to legal action or other circumstances beyond the 
developer’s control, which requires new submittals and approvals. 

 Inability to administratively update the Standards and Specifications for the Design and 
Construction of Public and Private Improvements to maintain consistency with City policies, 
practices, and master plans; industry standards; evolving technologies; etc. 

 Developer’s Agreements are required for all projects where there are public improvements, with 
no exemption option for those with a minor improvement such as a fire hydrant, ramp, etc. 

 
Considerations and Alternatives 
 
Staff reviewed and considered the development review models employed by several other Colorado 
municipalities to inform and guide staff’s recommendations and found that most cities utilize a Planning 
Commission, a Zoning Board of Adjustment (ZBA), or both.  The Planning Commission acts either as 
a recommending body or the decision-making authority for development projects, and the ZBA typically 
handles appeals, variances, and other discretionary approvals.  The City employed the Planning 
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Commission model for many years, which contained many of the same limitations identified above.  
Staff understands this approach would not be desirable within the City for a variety of reasons and 
would not solve the redundancy issue.  The Planning Commission model does not address process 
inefficiencies, and is simply not an effective or suitable approach for the City.  Staff also recognizes 
there is no standardized model, and the process must “fit” Thornton and tailor to the specific needs and 
desires of the City. 
 
Alternative 1: Adjusted DPAB Model 
 
The adjusted DPAB model substantially follows the same review process while implementing code 
amendments to increase project expediency and efficiency.  This model also retains the same level of 
Council review and authority over development projects.  Updates to the Development Code would 
include the following: 
 

 Extension option for CSP and DP approvals 
 Update criteria for administrative Minor Development Permit approvals 
 Clarify administrative review process for single-family attached and detached homes, single-

family residential landscaping plans, and architectural review 
 Eliminate Developer’s Agreement requirement for minor public improvements such as fire 

hydrants, ramps, etc. 
 Allow for administrative updates to Standards and Specifications 
 Update DPAB bylaws related to remote participation, professional qualifications, and other 

provisions related to overall process improvements and efficiency 
 
While this model helps clarify elements of the City’s existing process and retains Council’s ability to 
review the details of a development project, it does not eliminate redundancy, nor does it address the 
time/cost inefficiencies or confusion inherent in the current development review process. 
 
Alternative 2: ZBA Model 
 
The ZBA model replaces DPAB and involves several procedural updates to address the inefficiency 
and redundancy issues.  This model maintains Council’s legislative authority over development projects 
and other development and land use decisions, while also encouraging public engagement and 
outreach early in the process. 
 
Development projects would be reviewed under an Overall Land Use Plan, to be considered by Council 
in a similar level of detail as a CSP.  If approved, a Site Development Plan containing more technical 
aspects and detail would be subject to staff review and approval.  ZBA responsibilities would include 
variance requests, Specific Use Permits, and appeals of Director actions.  A Council majority may call 
up any item for further review. 
 
The ZBA model eliminates process redundancy and reduces overall time and cost while allowing earlier 
and more meaningful public participation in land use decisions.  The ZBA model also provides a simpler, 
more predictable, and less costly process, thereby increasing developer confidence. 
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Staff Recommendation and Next Steps 
 
Staff recommends Alternative No. 2, pursuing the ZBA model, to decrease the overall project review 
timeline, reduce costs, and facilitate a more efficient and predictable development review process while 
encouraging earlier public engagement. 
 
If Council wishes to implement these changes to the development review process, staff will work with 
the selected consultant to incorporate these changes into the scope of work for the overall Development 
Code update.  These changes will then be presented to Council for consideration and discussion at a 
future meeting. 



Purpose
Provide an overview of the current development review 
process and identify options to address inefficiencies and 
redundancy.

Agenda
• Current Development Review Process
• Feedback, Observations, and Inefficiencies
• Considerations and Alternatives
• Alternatives with Analysis
• Staff Recommendation and Next Steps

1

DEVELOPMENT REVIEW PROCESS UPDATE

December 8, 2020



Current Development Review Process

2



• Redundancy 

• Public desires input opportunities 

• Recruitment challenges for commercial projects

• Uncertainty in approval process, even for uses permitted by 
right

• Evaluated processes in several Colorado cities

• Selected process should “fit” Thornton

• Identified two alternatives

Feedback, Observations, & Considerations

3



• Council retains same authority

• Additional Code amendments for expediency

• Development Permit and Appeals Board (DPAB) bylaw and 
membership adjustments

• Optional (non-codified) staff discussion to present concepts

Pro: Council input on details; consistent process; clarifications

Con: Continues process redundancy; ongoing confusion 
regarding DPAB responsibilities; does not reduce development 
review time

Alternative #1: Adjusted DPAB Model

4



• Council maintains legislative authority
– Overall Land Use Plan review
– Significant Code text amendments
– Appeals of Director decisions or ZBA actions

• Zoning Board of Adjustment (ZBA) replaces DPAB
– Focused review for appeals, variances, specific use permits

• New/Adjusted staff responsibilities
– Site Development Plan review
– Encourage public outreach and engagement earlier in process

• Council majority can call up any item for review

• Optional (non-codified) staff discussion to present concepts

Alternative #2: Zoning Board of Adjustment Model

5



Comparison

7



• Recommendation: Alternative #2, Zoning Board of Adjustment 
Model
– Decreases overall project timeline
– Simpler process, less convoluted for developer
– Reduces administrative staff dependency
– Encourages earlier public engagement, and allows for multiple 

neighborhood meetings when appropriate
– Maintains discretionary review of Specific Use Permits, with public 

input
• Next Steps

– Incorporate direction received into Scope of Work for the 
Development Code Update 

Staff Recommendation and Next Steps

8



MLA COMMUNICATION 
Meeting Date:  

December 8, 2020 
Agenda Item: 

E 
Agenda Location:  

N/A 
Goal(s): 

 

Legal Review: 

N/A 
 
   1st Reading 
   2nd Reading  

Subject:  Discussion Regarding the Marijuana Licensing Authority 

Recommended by: Robb Kolstad RK Approved by: Kevin S. Woods KW 
 
Ordinance previously 
introduced by:  
 

   
 

Presenter(s):  Kristen Rosenbaum, City Clerk 
 

 
SYNOPSIS:  
 
Staff will review the Marijuana Licensing Authority (MLA) Structure and presented potential changes 
for Council’s consideration. 
 
RECOMMENDATION:   
 
Staff recommends Alternative No. 1, designate the marijuana licensing hearing officers as the MLA 
with all decisions of the hearing officers appealable to district court. The City’s current marijuana 
licensing hearing officers have the knowledge and expertise to take on the additional responsibility 
and surrounding jurisdictions have delegated marijuana licensing authority to a hearing officer.  
 
BUDGET/STAFF IMPLICATIONS:   
 
None. 
 
ALTERNATIVES: 
 
1) Designate the marijuana licensing hearing officers as the MLA with all decisions of the hearing 

officers appealable to district court.  
2) Delegate MLA responsibilities to the Local Licensing Authority (LLA).  
3) Create a new citizen board and delegate MLA responsibilities to the new citizen board. 
4) Do not make any changes at this time.  
 
BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY):  (includes previous City Council action) 
 
The current MLA consists of the incumbent members of Council and its responsibilities include 
conducting the lottery drawing for a new license and hearing appeals of denials of renewals.  
 
Eric Moutz and Robert Gunning were appointed on October 13, 2020 to serve as the marijuana 
licensing hearing officers. Their responsibilities include approving or denying applications for 
marijuana establishment license renewals that have been recommended for denial, change of 
corporate structure, change of location, modification of licensed premises, and appeals of denial of 
change in manager registration, as well as holding hearings to suspend or revoke a license, or to 
impose fines in lieu of suspension, civil penalties, sanctions, or other conditions. 
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Aurora, Colorado Springs, Commerce City, Fort Collins, Lakewood, and Longmont have hearing 
officers. The City Council in Northglenn is the MLA. In all cities except Aurora, the decision of the 
hearing officer or City Council can only be appealed to district court.  



Purpose
Staff will review the Marijuana Licensing Authority (MLA) 
structure and present potential changes. 

Agenda
• Background
• Other jurisdictions  
• Recommendation

Discussion of the Marijuana Licensing Authority



Background
The Marijuana Licensing Code includes the incumbent Members 
of Council as the MLA.

MLA Duties
1. Lottery drawings
2. Appeals of denial of 

renewals

Hearing Officer Duties
1. Change of structure
2. Change of location
3. Modification of premises
4. Renewals recommended for 

denial
5. Appeals of denial of change 

in manager registration
6. Imposition of sanctions



Other Jurisdictions
City Who is the MLA? Who hears appeals?

Aurora Manager of the 
Aurora Marijuana 
Enforcement Division

Hearing Officer in 
Finance Department

Colorado Springs Hearing Officer District Court
Commerce City Hearing Officer District Court
Fort Collins Hearing Officer District Court
Lakewood Hearing Officer District Court
Longmont Hearing Officer District Court
Northglenn City Council District Court



Recommendation

2) Give the MLA responsibilities to the Local Licensing Authority 
(current and/or additional duties as directed by Council)

3) Create a new citizen board and delegate MLA duties to the new 
citizen board (current and/or additional duties as directed by 
Council)

4) Do not make any changes at this time.

1) Designate the marijuana licensing hearing officers as the MLA 
and their decisions appealable to district court.
- a lawyer with knowledge, experience and expertise in applying 

marijuana statutes and regulations
- in line with other jurisdictions

Alternatives
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