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Purpose
Agenda

What happens next when 

planning is on track and 

engineering documents need 

to be completed and 

construction commences?  

• Who We Are

• What We Do

• Tools Available

• Process

• Type and Requirements

• What and Why

• Key Takeaways



Who We Are
• Development Engineering and 

Inspection Team Members
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What We Do

• Plan Review
• Subdivision Plats

• Construction Documents

• Contract Negotiation
• Developer Agreements

• Construction
• Inspection and Acceptance
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Tools available to the Developer 

• Chapter 18 of the Code

• Standards and Specifications
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Tools available to the Developer

• Application Checklist

6



Tools available to the Developer 
• Document Checklist

• General 
• Site Plan/Horizontal Control
• Existing Conditions/Demo
• Grading
• Drainage (Drainage Report)
• Sediment/Erosion Control
• Utility (Water, Sewer, Storm Water, 

Detention/Water Quality) (Utility Report)
• Roadways
• Signing and Striping
• Trails
• Streetlights
• Traffic Study

• Project Manager (PM)
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Process
• Plan Review Process

• Administrative

• Typical review times

• Residential – 5.5 wks/4.5wks

• Commercial – 4.5wks/3.5wks

• Variances

• Administrative

• Must meet Standard and Specification, which 
proves equal to or better than the minimum 
standard

• Approved by the Development Engineering 
Manager

• Aim for on-time reviews and approval within 3 
reviews
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• Plan Review Process

• Any conflicts during the process are handled by 
PM, but can be escalated to Supervisor, Manager 
and in some instances to the City Manager.

• Plats, Construction Drawings (CD’s) and 
Developer’s Agreement (DA) run concurrently

• Reviews are completed by our team, as well as 
several other teams (Traffic, Stormwater, 
Floodplain, Survey, Planning, Utilities, Building, 
Legal, outside referrals)

• Challenges of Process

• Time it takes for consultants to resubmit drawings

• Incomplete submittals

• Comments not addressed

• Quality Control



Type of Developments and Required Improvements

• General Types of Development
• In-fill site meaning main infrastructure is already constructed (external roads, utilities, etc.) and 

development is only required for the site itself
• Examples would include Larkridge (Dick’s House of Sport), Quebec Highlands (Chick-fil-a)

• Greenfield sites are sites yet to be developed and no infrastructure exists
• Examples would include Parterre or areas in the northeastern part of the city
• These sites may require short or up to a mile of roadway, waterline extensions or other 

improvements to service the site.

• How Thornton is different from other Cities
• No Impact Fees (other cities collect fees to complete the infrastructure improvements)
• Thornton relies on developers to complete improvements to support development sites
• Other cities don’t inspect private development sites 
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What We Do and Why

• Subdivision Plats
• Division of land to tracts and lots

• Dedication of right of way

• Granting of easements

• Define ownership and maintenance 
obligations

• Titlework Review
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Creekside Village Subdivision



Subdivision Plat Example
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What We Do

• Construction Documents
• Construction drawings for roads, utilities, 

drainage per Code and Standards and 
Specifications 

• Includes extents of any improvements on site or 
adjacent to the site

• Traffic Study (more information during traffic 
discussion later tonight)

• Utility Report

• Drainage Report
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Construction Document Example
• Creekside Village Design Elements

• Demolition Plan

• Erosion Control

• Grading

• Drainage Design
• Site Stormwater Design

• Drainage Channel Design for Brantner Gulch, 
Plains Tributary and Lakeview Tributary

• Detention Ponds

• Box Culvert at Quebec Street

• Utilities
• Water and Sanitary Sewer

• Sight Triangles
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Construction Document Example
• Creekside Village Design Elements

• Roadway Design

• Intersection Details

• Roadway Cross Sections for Arterial Roads

• Curb Return Design

• Trail Design

• Lighting Design (Xcel or United Power)

• Signing and Striping

• Underdrains (Residential)
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Construction Document Example
• Other Elements for Design

• Traffic Study
• Traffic in general to be discussed later in this 

session

• Utility Study
• To confirm that the design, pipe size, capacity meet 

city requirements

• Drainage Report
• The design that provides the data around the storm 

sewer design in the plans
• 5 yr storm is to be maintained within the system
• 100 yr storm is allowed to pond to 12” within the 

roadways
• Need to include proper overflow spillways to a 

downstream drainageway
• Detention Ponds are to accept water and drain over 

a 40-hour timeframe

• Intersection Signal Design Plans

15

• Other Elements for Design

• Drainageway Design Plans per Master Drainage 
Study

• May require a CLOMR/LOMR (letter of map revision)

• Trying to complete as a DIP (Development 
Improvement Project) where MHFD (Mile High Flood 
District) completes the design and construction

• MHFD has experts in this area where typical land 
development consultants don’t have the expertise in 
this area

• Offsite Transitions

• Obtain ROW or easements for roadway transitions

• Crossing Agreements

• Oil and Gas

• Irrigation Ditch's

• Railroad



What We Do

• Developers Agreement
• Contract between the City and 

Developer/Owner

• Agreement is recorded with Adams County

• Required for any Public Improvements being 
completed on the project

• Provides the terms and conditions of the project 
during construction and through acceptance 

• Includes timing of improvements, required cash 
out or reimbursements, building permit 
allowances
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Developer Agreement Example



What We Do

• Construction Inspection
• Permit the construction
• Inspect the construction activity for 

compliance with the construction 
drawings, specification and city code 
for both public and private 
improvements
• One inspector is assigned to the 

project to inspect all improvements 
shown on the construction drawings
• Accept the construction 
• Manage developer’s agreement
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Why We Do It
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Key Takeaways

• There is a lot that goes into the 
engineering and construction of a 
project with various complexities.

• What makes a project successful
• Team effort

• Quality control

• Communication

• Active engagement by all parties 
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Thank you!
Questions following next session
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