
COUNCIL COMMUNICATION 
Meeting Date:  

September 25, 2018 

Agenda Item: 

 

Agenda Location: 

Public Hearings 

Goal(s):

 

Legal Review: 

 

 
 X  1st Reading 
   2nd Reading 

Subject:  A continuation of the public hearing regarding a Comprehensive Plan Amendment, a 
Rezoning, and a Conceptual Site Plan for property generally located at the southwest corner of East 
136th Avenue and Yosemite Street (Timberleaf). 
 
1. A resolution approving a Comprehensive Plan Amendment of approximately 125 acres of land 

generally located at the southwest corner of East 136th Avenue and Yosemite Street to 
reconfigure the Residential Low and Parks and Open Space designations and amending the 
Future Land Use Map. 
 

2. An ordinance approving a Rezoning of approximately 125 acres of land generally located at 
the southwest corner of East 136th Avenue and Yosemite Street to reconfigure the Single- 
Family Detached and Parks and Open Space designations. 
 

3. A resolution approving a Conceptual Site Plan of approximately 122 acres of land generally 
located at the southwest corner of East 136th Avenue and Yosemite Street to develop a 
residential neighborhood. 

Recommended by: Jeff Coder Approved by: Kevin S. Woods 
 
Ordinance previously 
introduced by:  
 

   
 

Presenter(s):  Grant Penland, Planning Director 

 
SYNOPSIS:  
 
A public hearing was held on September 11, 2018 and continued to the September 25, 2018 City 
Council meeting.  The Council requested that the public hearing be continued to the next meeting date 
in order to allow staff time to address traffic concerns raised by citizens who testified at the September 
11 public hearing. 
 
Comprehensive Plan Amendment: 
 
The future land use designation for the property is currently Residential Low and Parks and Open 
Space.  The applicant is proposing to change the locations of the designations with a concurrent 
application for a Comprehensive Plan Amendment. 
 
Rezoning: 
 
The current zoning designation for the property is Single-Family Detached (SFD) and Parks and Open 
Space (POS).  The applicant is proposing to change the locations of the designations with a concurrent 
application for a Rezoning. 
 
Conceptual Site Plan: 
 
The applicant is requesting approval of a Conceptual Site Plan (CSP) for a residential development 
with 252 SFD dwelling units and an area for a future church along with 39 acres of POS.  The plan 
proposes an overall density of 2.24 dwelling units per acre.  The South Platte South Tributary drainage 
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way that surrounds the church site and continues to the south and east across the property is proposed 
to be dedicated to the City to provide Urban Drainage maintenance eligibility. 
 
A CSP was approved for the site in January of 2006.  That plan included additional acreage that is now 
slated for the future middle school at the corner of East 136th Avenue and Yosemite Street.  The 
previously approved CSP included 280 SFD dwelling units and 190 multifamily (MF) dwelling units as 
well as approximately 41 acres of POS.  A neighborhood park of 14.3 acres was dedicated to the City 
as well as a portion of the South Platte South Tributary drainage way.  The new proposed plan provides 
a smaller park consistent with the reduced number of dwelling units, and proposes a church site in 
place of the City-owned park.  The drainage ways are now proposed to be left open and improved to 
appear natural rather than being partially covered, as was the case in the previously approved CSP. 
 
RECOMMENDATION:   
 
Staff recommends Alternative No. 1, to approve the Comprehensive Plan Amendment, Rezoning, and 
CSP.  
 
BUDGET/STAFF IMPLICATIONS:   
 
None. 
 
ALTERNATIVES: 
 
1. Approve the Comprehensive Plan Amendment, Rezoning, and CSP. 
2. Deny the Comprehensive Plan Amendment, Rezoning, and CSP. 
3. Revise the Comprehensive Plan Amendment, Rezoning, and CSP in response to specific 

Council direction. 
4. Continue the public hearing. 

 
BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY):  (includes previous City Council action) 
 
Comprehensive Plan Amendment:  The City’s Comprehensive Plan designates this site as 
Residential Low and Parks and Open Space.  The applicant proposes to rearrange the locations of the 
designations in response to changes in the area.  The originally approved plan had a portion of the 
property slated to be MF, but that property was purchased by School District 27J for a middle school.  
A portion of the site has also been proposed as a church site, leading the owner to redesign the site 
and placing the park in a new location. 
 
The proposal is compatible with the existing and anticipated adjacent land uses such as the proposed 
school sites to the west and residential development to the east and south.  The land to the north is 
designated as residential as well. 
 
Changes to the Comprehensive Plan shall be in the interest of promoting the health, safety, and general 
welfare of the community.  Such changes shall be in accordance with the criteria noted below. 
 
Council may approve, deny, or amend the Comprehensive Plan Amendment portion of the proposal 
based on any one or more of the following criteria: 
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1. There has been a change in the area or in the conditions on which the current designation was 

based which warrants the amendment.   

Growth and development within the larger surrounding community support a change in land use 
for the property.   

 
2. The proposed Comprehensive Plan Amendment is sensitive to the existing land uses and is 

compatible with the existing adjacent land use designations. 

This proposed residential use is consistent and compatible with the surrounding residential and 
institutional land uses.  The residential uses are not changing from the approved, merely being 
reconfigured. 

 
3. The amendment will provide for orderly physical growth of the City, and foster safe, convenient, 

walkable neighborhoods, and shopping districts.   

The proposed plan will promote the orderly development of this property, as it is consistent with 
the residential and institutional land uses adjacent to the property.  

 
4. There are or are planned to be adequate transportation, recreation, utility, and other facilities to 

accommodate the uses and densities permitted by the proposed Comprehensive Plan 
designation. 

Existing water, sanitary sewer, and storm sewer infrastructure in East 136th Avenue and 
Yosemite Street surround the property.  Recreation facilities are proposed to be located on site, 
and public roads are available for transportation. 

 
5. The proposed change is in substantial conformance with the goals and policies of the 

Comprehensive Plan and other adopted plans and policies. 

The proposed Comprehensive Plan Amendment is consistent with the goals and policies of the 
Comprehensive Plan in that this amendment is only a rearrangement of the existing 
designations.  

 
6. The proposed amendment is consistent with current zoning of the site unless a zoning change 

application is under concurrent review.   

The proposed Comprehensive Plan Amendment is being submitted along with a Rezoning 
application.  The proposed land use and zoning designations promote cohesiveness with 
surrounding land uses and zoning designations, and the ideals of orderly community growth and 
seamless integration of the site into the existing neighborhood. 

 
CSP: The CSP proposes the development of 252 SFD dwelling units.  A future CSP will be required 
for the 9.3-acre church site. 
 
The previously approved CSP shows a 14.3-acre park to be dedicated to the City.  The applicant 
proposes to change the location of the park and reduce it in size consistent with the reduced number 
of dwelling units.  The previously approved plan contained 470 dwelling units, requiring a total of 15 
acres of Public Land Dedication (PLD).  This proposed plan contains only 252 dwelling units, requiring 
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a total of 7.21 acres of PLD.  A church use is proposed in the location of the previously dedicated 
parkland. 
 
A pocket park is proposed in a central location that provides a pavilion, playground, swings, picnic 
tables, open turf areas, and benches.  Subdivision quality enhancements will be provided for the 
neighborhood per Code.  Architectural Quality Enhancements will include upgraded mailbox kiosks. 
 
A 12-foot wide concrete trail with benches is proposed along the existing drainage way that separates 
the property from the church site and future middle school (South Platte South tributary).  Another, 
eight-foot wide concrete trail is proposed on the middle school side of the tributary with a 12-foot wide 
pedestrian bridge connecting the two trails.  Three off-site trail connections are also proposed.  One 
trail will connect to the crusher fines (gravel) trail running along the eastern boundary of the Villages at 
Riverdale.  The other two connections are proposed in the southwest corner of the site where another 
pedestrian bridge will provide access to the trail on the southern side of the Fairgrounds tributary, 
closing a gap in the regional trail in the Villages at Riverdale and Glen Eagle Estates. 
 
Two oil and gas wells on the property have been plugged and abandoned.  Two additional oil and gas 
well sites are proposed to be plugged and abandoned prior to recordation of the subdivision plat. 
 
Lots adjacent to the Glen Eagle Estates neighborhood are larger than the other lots in the subdivision 
in order to be more compatible with the large lots in Glen Eagle Estates. 
 
Water and Sewer:  Water and sewer are available to the site within the perimeter streets.  The applicant 
will be responsible for extending all necessary water and sewer lines within the site.   
 
Traffic and Circulation:  A Traffic Impact Study was reviewed by Development Engineering.  The 
development proposes two major access points, one onto East 136th Avenue and one onto Yosemite 
Street, neither of which will be signalized.  An access to the church site from East 136th Avenue is 
shown as right-in/right-out only.  Connections are also shown to the adjacent Village at Riverdale and 
Glen Eagle Estates neighborhoods.  Pedestrians and cyclists will be able to use the proposed trail 
system to connect to the new middle school and high school to the east, as well as to the residential 
developments to the west and south.  Street connections between neighborhoods provide continuity 
and connectivity and are desirable because they provide more options for traveling through the City 
and prevent unneeded trips on arterial streets.  These particular connections between neighborhoods 
will allow access to the new middle school and the existing Brantner elementary school without 
travelling on the arterial streets.  The existing streets are currently stubbed out to the property 
boundaries of Glen Eagle Estates to the south and Villages at Riverdale to the east and were shown 
as connecting on the previously approved CSP and Subdivision Plat for Timberleaf. 
 
The annexation agreement requires construction of the sidewalk on Yosemite Street all the way to 
Riverdale Road.  Constructing the sidewalk requires additional right-of-way on Yosemite Street from 
properties that are currently not incorporated (outparcels).  The property owner is required to obtain the 
necessary right-of-way along the outparcels to complete the improvements.  If the developer cannot 
acquire the necessary right-of-way or transportation easements through their due diligence prior to the 
recordation of the subdivision plat for the property, the developer must make an application to City 
Council to consider condemnation. 
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Drainage:  Historically, the majority of the site drains from the northwest to the southeast across the 
site.  Detention ponds will be located near the church site and in the southeastern corner of the property.  
A Preliminary Drainage Plan was submitted to the City and reviewed by Development Engineering.  
 
Landscaping:  The project’s interior landscaping and exterior streetscape will act to enhance views 
from Yosemite Street, East 136th Avenue, and adjacent properties.  The conceptual landscape plan 
provides a variety of plant materials and will comply with the requirements of the City Code.  The final 
landscape plan and design will be reviewed with the Minor Development Permit (MDP).  
 
Public Land Dedication:  Public Land Dedication (PLD) shall be satisfied as outlined within the CSP.  
The applicant has proposed a pocket park, regional trails within the dedicated open space along the 
South Platte South tributary and the Fairground tributary, and increased width on other trails.  Final 
design will be done at the time of the MDP.  The PLD provided is more than required based on the 
number or residences, and the applicant proposes that the credit be used for the church site, if needed. 
 
Fencing: The final fencing plan will be submitted with the MDP and will be in conformance to the 
standards outlined within the CSP. 
 
Rezoning:  The proposed Rezoning complies with the following criteria for a Rezoning:  
 
1. Growth and other development factors in the community support changing the zoning. 
 

A rearrangement of the zoning districts on this property is supported by the change in land use 
at the corner of East 136th Avenue and Yosemite Street from multifamily to a middle school. 
 

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

 
There are planned to be adequate services to support the proposed development.  Water and 
sewer lines exist within the adjacent perimeter streets and will be extended into the site to serve 
the subdivision. 

 
3. The change in zoning provides for an appropriate land use of the property. 
 

The proposed rezoning simply rearranges the existing zoning districts, so no real change in land 
use is occurring.  

 
4. The change in zoning is in substantial conformance with the goals and policies of the 

Comprehensive Plan and other adopted plans and policies of the City. 
 

The City’s Comprehensive Plan designates this area as Residential Low and Parks and Open 
Space on the Future Land Use Map, and a concurrent Comprehensive Plan Amendment 
proposes to rearrange those designations on the site. The proposal promotes applicable 
Comprehensive Plan policies, including the following:  
 
5.4.1 Ensure the design and development standards for residential development in Thornton 

contribute to the long-term stability and desirability of its neighborhoods. 
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 The development has been planned to encourage pedestrian activity and connectivity. 
Neighborhood trails lead to landscaped recreational areas and connect to the regional 
trail system.  The drainageways will remain open and be enhanced in a natural looking 
fashion.  

 
5.4.2 Ensure Thornton has a full range of housing choices so residents can remain in Thornton 

as their housing needs change over time. 
 

Diversity of housing types helps respond to the housing needs of communities at different 
stages of life, and provides opportunities for communities where people can relocate 
without leaving the immediate area.  The proposed development provides single-family 
detached homes and creates a safe living environment with numerous amenities. 

 
7.2.3 Enhance the physical environment of the public realm, including community gateways, 

corridors, and intersections through creative design standards that will enhance 
Thornton’s image. 

 
 The property will be enhanced with drainageways that are left open and are built to control 

storm water while appearing to be natural. 
 
5. The proposed zoning is sensitive to and compatible with the existing and planned use and 

development of adjacent properties. 
 
The adjacent properties to the south and west are residential in nature, and this proposed 
development is consistent and compatible with those existing uses.  The proposed development 
is also highly compatible with the proposed church site and future school site to the east.   

 
PUBLIC NOTICE AND RESPONSE: 
 
Public Notification:  A public notice of the hearing was published on the City’s official website and at 
City Hall, the Margaret W. Carpenter Recreation Center, and the Thornton Active Adult Center, on 
August 22, 2018.  All property owners within at least 1,500 feet of this site were sent notice of the public 
hearing ten days prior to September 11, 2018.  Notification of the City Council hearing was posted on 
the property ten days prior to the September 11, 2018 public hearing. 
 
Public Response:  A neighborhood meeting was held on June 27, 2018 to present and discuss the 
proposed Comprehensive Plan Amendment, Rezoning, and CSP with nearby residents.  Approximately 
15 residents, mostly from the Villages at Riverdale and Glen Eagle Estates neighborhoods, attended the 
meeting.   
 
The majority of questions included the treatment along the south property line, property values, cut through 
traffic in Glen Eagle Estates to East 128th Avenue, and traffic in general.  Some residents proposed 
making Glen Eagle Estates a gated community, which is not possible since the streets are public.   
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HISTORY:   
 
The property was annexed on February 14, 2006 by Ordinance No. 2937 and concurrently zoned SFD 
and POS.  A CSP was approved for the site on January 24, 2006.  A subdivision plat was recorded on 
the property on February 12, 2008. 
 



R E S O L U T I O N 
 

A RESOLUTION APPROVING A COMPREHENSIVE PLAN AMENDMENT OF 
APPROXIMATELY 125 ACRES OF LAND GENERALLY LOCATED AT THE 
SOUTHWEST CORNER OF EAST 136TH AVENUE AND YOSEMITE STREET TO 
RECONFIGURE THE RESIDENTIAL LOW AND PARKS AND OPEN SPACE 
DESIGNATIONS AND AMENDING THE FUTURE LAND USE MAP (TIMBERLEAF).  
 

WHEREAS, City Council adopted the Comprehensive Plan on September 11, 
2007; and 

 
WHEREAS, City Council amended the Comprehensive Plan and the Future Land 

Use Map of the Comprehensive Plan on September 11, 2012; and 
 

 WHEREAS, 136th and Yosemite LLC and Timberleaf 146 LLC are the owners 
(Owner) of certain real property (Property) within the City of Thornton (City), described in 
Exhibit A attached hereto and incorporated herein by reference; and 

  
 WHEREAS, the Owner has submitted to the City an application for consideration of 
an Amendment to the Future Land Use Map exhibit of the Comprehensive Plan to rearrange 
the Residential Low and Parks and Open Space designations of the Property; and 
  
 WHEREAS, the aforesaid application is a matter of public record in the custody of 
the City Development Department, and is available for public inspection during business 
hours of the City; and 

 
 WHEREAS, the aforesaid application, Comprehensive Plan Amendment Future 
Land Use Map, and all supporting documents are hereby incorporated as if fully set forth 
herein; and 

 
 WHEREAS, the proposed Comprehensive Plan Amendment is consistent with the 
goals and desires of the City and provides for orderly growth within the City and is a 
beneficial and efficient use of the Property; and 

 
WHEREAS, on September 11, 2018, City Council conducted a public hearing and 

reviewed said application pursuant to the procedural and notice requirements of the City 
Charter and Chapter 18 of the City Code. The public hearing was continued to September 
25, 2018.  Council again reviewed said application; considered the evidence presented in 
support of and in opposition to the application; the applicable zoning; the City's 
Comprehensive Plan; and staff recommendations; and have considered the record and 
given appropriate weight to the evidence. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF THORNTON, COLORADO, AS FOLLOWS: 

 



 

2 
 

1. That City Council finds that the proposed change to the Future Land Use Map 
is supported by the Comprehensive Plan goals and policies and is in the 
interest of promoting the health, safety, and general welfare of the 
community. 

 
2. That the Comprehensive Plan is hereby amended as follows: 

 
 The Future Land Use Map exhibit of the Comprehensive Plan is amended 

to rearrange the Residential Low and Parks and Open Space designations 
on the Property as shown on the Comprehensive Plan Amendment Future 
Land Use Map. 

 
PASSED AND ADOPTED at a regular meeting of the City Council of the City of 

Thornton, Colorado, on    , 2018. 
 
 CITY OF THORNTON, COLORADO 
 
 
 
   
 Heidi K. Williams, Mayor 
 
ATTEST: 
 
 
 
  
Kristen N. Rosenbaum, City Clerk 
 


