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Subject: An ordinance approving a Zoning Amendment of 11.653 acres to amend the Planned 
Development Standards and the Overall Development Plan/Conceptual Site Plan for the property 
located northwest of the intersection of East 128th Avenue and Grant Drive (Rolling Hills Subdivision, 
Filing No. 6).  

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

          Tade  
 

Presenter(s):  Grant Penland, Planning Director 

 
SYNOPSIS: 
 
On March 19, 2019, Council voted 8-1 to approve this ordinance on first reading.  
 
At the public hearing, Council requested that additional information be provided at the second reading 
in order to document additional efforts to reduce the potential noise impact on the adjacent residential 
neighborhood to the north. A proposed landscape plan, which outlines changes made after the March 
19, 2019 public hearing, is included in the Council Packet. In addition, a narrative of all noise complaints 
and operational standards which address noise at existing City Bark facilities is included. Staff has also 
added a condition to the ordinance to enforce additional requirements.  
 
The current zoning designation for the 11.653 acre site is Planned Development (PD) and is generally 
located northwest of the intersection of East 128th Avenue and Grant Drive.  The applicant is proposing 
to amend the zoning to classify a “Pet daycare and boarding with accessory grooming facility” use and 
add this as a permitted use in the PD Standards. An amendment of the Overall Development 
Plan/Conceptual Site Plan (ODP/CSP) is also proposed with the Zoning Amendment.  Proposed 
changes to the ODP/CSP include alterations to the conceptual building layout and internal site 
circulation in order to support the development of a proposed City Bark pet daycare on Pad 4 of the 
PD. 
 
RECOMMENDATION:   
 
Staff recommends Alternative No. 1, to approve the Zoning Amendment to amend the Rolling Hills PD 
Standards and the ODP/CSP. 
 
BUDGET/STAFF IMPLICATIONS:   
 
None. 
 
ALTERNATIVES: 
 
1. Approve the Zoning Amendment. 
2. Deny the Zoning Amendment. 
3. Revise the Zoning Amendment in response to specific Council direction. 
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BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY):  (includes previous City Council action) 
 
Planned Development Standards Amendment 
 
Proposal: The proposed Zoning Amendment makes changes to Section B, Land Uses, of the Rolling 
Hills PD Standards.  Within the list of permitted uses, the amendment proposes to add “Pet daycare 
and boarding with accessory grooming facility” as an allowed land use with restrictions.  This proposed 
use is similar to existing uses, including personal services and animal clinics. Pursuant to Section 18-
39(b)(2) of the Thornton City Code (Code), new use regulations may be developed as part of specific 
PD Districts and permitted only within the specific PD District for which they were developed.  The 
proposed restrictions would require that boarding is indoors only and the use of an outdoor play area 
can only be during daytime hours. In addition, the amended PD Standards propose to restrict the new 
use to Pad 4 of the Rolling Hills PD (Rolling Hills Subdivision, Filing No. 6, Lot 4).  
 
Amendment to Overall Development Plan/Conceptual Site Plan  
 
General Site Layout:  The proposed amendment includes minor changes to the building footprint and 
internal circulation on Pad 4 of the Rolling Hills PD. Pad 4 is located on the northeast corner of East 
128th Avenue and Lincoln Street and is 2.302 acres. Additional commercial properties within the PD 
are located directly to the north and east of the property.  Residential properties are located north of 
the PD zoning district.  Of the six lots within the PD area, only one has been previously developed with 
a child care facility.   
 
Landscaping:  The amendment proposes changes, which are in accordance with Code requirements, 
to the conceptual landscape plan on Pad 4.  A minimum of 20 percent of the site is required to be 
landscaped and the conceptual plan is proposing 42 percent landscape area on Pad 4, which is a 16 
percent increase from the existing ODP/CSP. Final landscape plans, including specific plant material 
and detail, will be reviewed and approved through the subsequent Development Permit (DP) process. 
 
Landscape plans which show an increased landscape buffer between the proposed outdoor play area 
and residential neighborhood to the north have been provided for review at the second reading. 
Specifically, these revised plans include the addition of seven evergreen trees on the northwest corner 
of the site as well as the inclusion of a masonry wall.  In addition, a condition of approval has been 
added to the ordinance which requires the applicant to implement these increased landscape 
requirements during the Development Permit process.  
 
Conceptual Architecture:  Architectural standards will not be altered for the proposed amendment.  
The approved ODP/CSP has detailed criteria for the architectural design within the PD district which 
exceeds the design provisions in the Code for commercial projects of less than five acres. These 
architectural design guidelines require that brick be used as the primary building material, which 
requires a minimum of 50 percent on each building. In addition, all buildings must be finished on all four 
sides and there shall be a change of surface plane or material every 25 linear feet.  
 
Water and Sewer:  Water and sanitary sewer utilities are available to the site within the perimeter 
streets and are not changed with the proposed amendment.   
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Traffic and Circulation:  The proposed ODP/CSP amendment removes an internal parking lot 
connection between Pad 4 and Pad 5. The proposed amendment does not alter the two existing access 
points from East 128th Avenue or the private drive providing additional access points for the building 
pads on the site. A traffic letter was reviewed by Development Engineering and the City Traffic Engineer 
for the associated DP, which demonstrated that the existing street network is adequate to serve the 
development which is projected to have low traffic volumes.   
 
Drainage:  Drainage is not changed with the proposed PD amendment. The developer will manage 
stormwater detention and water quality offsite in a joint-use pond.  
 
Public Land Dedication:  Public Land Dedication (PLD) was previously satisfied through the Rolling 
Hills Subdivision Filing No. 5. 
 
Amendment to Land Uses Permitted by the Planned Development Standards  
 
The proposed Zoning Amendment complies with the following standards to approve an amendment 
found in Sections 18-42(c) and (e) of the Code:  
 
1. The proposed PD district is compatible with present development in the area, and will not have 

a significant, adverse effect on the surrounding area. 
 

Development in the immediate area is compatible with the Zoning Amendment. Residential 
properties and a church have been developed to the north of the PD district. In addition, the 
property to the northeast of the PD district recently received approval of a DP for a 283-unit 
Multifamily residential development. Properties to the west and to the south of the PD district are 
zoned Business Park and are currently undeveloped. The amendment affects the southernmost 
section of the PD district, which is the furthest away from the adjacent residential developments, 
and is not anticipated to create adverse impacts on the surrounding area.  

 
2. The proposed PD district is consistent with the public health, safety and welfare, as well as 

efficiency and economy in the use of land and its resources. 
 

The proposed Zoning Amendment supports a development which would provide a service to 
surrounding residential properties and the greater community, especially given the high number 
of pet households who are likely to support a pet-oriented business.  The additional land use is 
appropriate for the area as it is located adjacent to a major arterial roadway and has adequate 
separation from the surrounding residential uses. The existing PD zoning allows for uses such 
as an Animal Clinic in addition to more intense uses currently allowed by the City’s Business 
Park zoning district. The addition of a pet daycare and boarding/grooming facility is compatible 
with and less intense than the other allowed uses and is consistent with the public health, safety, 
and welfare.  

 
3. The proposed PD district is consistent with the overall direction, intent and policies of the City's 

Comprehensive Plan. 
 

The request supports applicable Comprehensive Plan policies, including the following:  
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Policy 6.2.1:  Promote the development and maintenance of healthy, viable commercial centers. 
 
Strategy 5.5:  Promote neighborhood Retail-Commercial Revitalization, Redevelopment as well 
as New Development. 
 
Strategy 6.4:  Preserve and Enhance Retail Sales Base. 

 
4. The proposed PD district provides for a creative and innovative design which could not otherwise 

be achieved under the zoning regulations for the districts listed in Section 18-70(a). 
 

The proposed Zoning Amendment classifies a new land use and establishes associated 
restrictions in a manner which could not be achieved in other zoning districts listed in Section 
18-70(a) of the Code. The amendment promotes cohesiveness with surrounding land uses and 
zoning designations, and the ideals of orderly community growth and integration of the 
development to surrounding areas.  

 
5. The exceptions from the zoning regulations requested in the proposed PD are warranted by 

virtue of innovative design and amenities incorporated in the PD district. 
 
No exceptions from the zoning regulations are requested with the proposed PD amendment.  

 
PUBLIC NOTICE AND RESPONSE: 
 
Public Notification:  A public notice of the hearing was published on the City’s official website on 
February 27, 2019 and at City Hall, the Margaret W. Carpenter Recreation Center, and the Thornton 
Active Adult Center on March 5, 2019.  All property owners within at least 1,500 feet of this site were 
sent notice of the public hearing ten days prior to March 19, 2019.  Notification of the City Council 
hearing was posted on the property ten days prior to the March 19, 2019 public hearing. 
 
Public Response:  A neighborhood meeting regarding the proposed Zoning Amendment was held on 
January 3, 2019.  At that time, the proposed Zoning Amendment did not include restricting the pet daycare 
use to Pad 4 of the development. This restriction was added to the proposal after the meeting as a result 
of the comments received. Approximately 20 area residents and property owners attended the meeting 
and many concerns were raised about the potential noise impacts to the residential neighborhood to the 
north. Specifically, attendees were concerned about the potential for similar uses to be developed on 
properties which are closer to the residential neighborhood. Additional concerns regarding the potential 
traffic and congestion issues were expressed. Staff, as well as the developer, informed the attendees of 
the proposed restrictions associated with the Zoning Amendment as well as provided information 
regarding traffic counts which were submitted to the City for the associated DP.   
 
Staff continued to receive concerns after the neighborhood meeting regarding the potential for noise 
impacts despite the proposed restrictions for the use. Emails expressing concern over the proposal are 
included for Council’s review.  
 
 
 
 

https://library.municode.com/co/thornton/codes/code_of_ordinances?nodeId=CO_CH18DECO_ARTIIIZODI_S18-70ZODIES
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HISTORY:   
 
The property was annexed into the City on May 28, 1974 by Ordinance No. 621 and subsequently 
zoned Business Park. 
 
The Rolling Hills Subdivision, Filing No. 5, which subdivided 66.626 acres of land was recorded on 
June 23, 2003.  
 
A rezoning of the 11.653 acres of land from Business Park to PD was approved by Ordinance No. 2918 
on October 11, 2005. 
 
The Rolling Hills Subdivision, Filing No. 6, which subdivided Lot 6 and Lot 7 of the Rolling Hills 
Subdivision, Filing No. 5 into six developable lots was recorded on July 17, 2006.  



 
INTRODUCED BY:   Tade   
 
AN ORDINANCE APPROVING A ZONING AMENDMENT OF 11.653 ACRES TO 
AMEND THE PLANNED DEVELOPMENT STANDARDS AND THE OVERALL 
DEVELOPMENT PLAN/CONCEPTUAL SITE PLAN FOR THE PROPERTY LOCATED 
NORTHWEST OF THE INTERSECTION OF EAST 128TH AVENUE AND GRANT 
DRIVE (ROLLING HILLS SUBDIVISION, FILING NO. 6). 
  
 WHEREAS, Beta Equity Investments, LLC is the applicant (Applicant) and Grant 
Street Properties, LLC, is the owner (Owner) of certain real property (Property) within the 
City, described in Exhibit A attached hereto and incorporated herein by this reference; and 
 
 WHEREAS, the Planned Development (PD) Standards were previously approved on 
October 25, 2005; and 
 
 WHEREAS, the Applicant has submitted to the City a Zoning Amendment Application 
for the 11.653 acre Property to amend the PD Standards as described in Exhibit B and 
ODP/CSP, without changing the boundaries of the PD district; and 
 
 WHEREAS, the proposed use is similar to existing uses in the PD Standards, 
including personal services and animal clinics; and  
 
 WHEREAS, the proposed application is consistent with the goals and desires of the 
City, provides for orderly growth within the City, and provides for a beneficial and efficient 
use of the Property; and 
 
 WHEREAS, the aforesaid request and all supporting documents are hereby 
incorporated as if fully set forth herein; and 
 
 WHEREAS, the application is a matter of public record in the custody of the City 
Development Department and is available for public inspection during business hours of the 
City; and  
 
 WHEREAS, on March 19, 2019, the City Council conducted a public hearing on 
said application, pursuant to the procedural and notice requirements of the City Charter 
and Chapter 18 of the Thornton City Code. The Council considered the evidence 
presented in support of and in opposition to the application; the applicable zoning 
requirements; the City’s Comprehensive Plan; and staff recommendations; and have 
considered the record and given appropriate weight to the evidence. 
 
 NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 
OF THORNTON, COLORADO, AS FOLLOWS: 
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1. That it is found that the Applicant and the City have complied with the 
provisions of Section 18-42 of the Thornton City Code pertaining to zoning 
applications. 
 

2. The City Council finds that the Application meets the standards in Sections 
18-42(c) and (e) of the Thornton City Code to approve an amendment to a 
PD district as follows: 
 
a. The proposed PD district is compatible with present development in 

the area, and will not have a significant, adverse effect on the 
surrounding area. 

 
b. The proposed PD district is consistent with the public health, safety 

and welfare, as well as efficiency and economy in the use of land 
and its resources. 

 
c. The proposed PD district is consistent with the overall direction, 

intent and policies of the City's Comprehensive Plan. 
 
d. The proposed PD district provides for a creative and innovative 

design which could not otherwise be achieved under the zoning 
regulations for the districts listed in Section 18-70(a). 

 
e. The exceptions from the zoning regulations requested in the proposed 

PD are warranted by virtue of innovative design and amenities 
incorporated in the PD district. 

 
3. The application for a Zoning Amendment of the Rolling Hills Subdivision, 

Filing No. 6 PD is hereby approved with the following conditions: 

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

 
b. At the time of submitting a request for a Development Permit, the 

Owner shall provide a landscape plan that is consistent with the 
City’s water-wise landscape regulations which emphasizes the use 
of drought-tolerant materials. 

 
c. The Applicant has agreed that the proposed pet daycare and 

boarding with accessory grooming facility on Lot 4 of the subdivision 
shall exceed landscaping requirements outlined in the City Code and 
Planned Development Standards. The landscaped area shall exceed 
the required tree equivalency calculation with an emphasis on the 
type and density of trees placed at the northwest corner of the site in 
order to increase screening between the proposed use and the 
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residential neighborhood to the north.  Specifically the Applicant has 
agreed to construct a masonry wall on the north side of the outdoor 
play area and increase the tree plantings to include seven evergreen 
trees along the north and west side of the outdoor play area with the 
intent of providing this additional screening. 

 
4. The conditions in this ordinance shall run with the land and be binding upon 

the Owner, its successors and assigns. 
 

5. This ordinance shall take effect upon final passage.  
 
 INTRODUCED, READ, PASSED on first reading, ordered posted in full, and title 
ordered published by the City Council of the City of Thornton, Colorado, on 
March 19, 2019. 
 
 PASSED AND ADOPTED on second and final reading on   , 2019. 
 
 CITY OF THORNTON, COLORADO 
 
 
   
 Heidi K. Williams, Mayor 
 
ATTEST: 
 
 
  
Kristen N. Rosenbaum, City Clerk 
 
THIS ORDINANCE IS ON FILE IN THE CITY CLERK’S OFFICE FOR PUBLIC 
INSPECTION. 
 
APPROVED AS TO LEGAL FORM: 
 
 
  
Luis A. Corchado, City Attorney 
 
PUBLICATION: 
 
Posted at City Hall, Margaret W. Carpenter Recreation Center, and Thornton Active Adult 
Center after first and second readings. 
 
Published on the City’s official website after first reading on March 20, 2019, and after 
second and final reading on   , 2019. 


