
COUNCIL COMMUNICATION 
Meeting Date:  

August 14, 2018 

Agenda Item: 

 

Agenda Location:  

Public Hearings 

Goal(s): 

 

Legal Review: 

 

 
 X  1st Reading 
   2nd Reading 

Subject:  A public hearing regarding a Comprehensive Plan Amendment and Zoning of property 
located generally west of Yosemite Street and south of East 136th Avenue (27J Quist Middle 
School Annexation). 

 
1. A resolution approving a Comprehensive Plan Amendment for 26.54 acres of property 

generally located west of Yosemite Street and south of East 136th Avenue to modify the 
designation of the property from Residential Low to Institutional, and amending the Future 
Land Use Map.  
 

2. An ordinance approving the Zoning for 3.09 acres of property generally located west of 
Yosemite Street and south of East 136th Avenue to Multifamily and amending the Official 
Zoning Map. 

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

   
 

Presenter(s):  Grant Penland, Current Planning Manager 
 

 
SYNOPSIS:  
 
Comprehensive Plan Amendment 
The future land use designation for the property proposed for the development of a middle school, 
west of Yosemite Street and south of East 136th Avenue, is currently Residential Low.  The applicant 
is proposing to change this designation to a classification consistent with the proposal to develop a 
new middle school on the property. Conditions have changed since this designation was put on the 
property in 2007 and the proposal promotes a compatible relationship between both the developing 
high school to the east, and existing and proposed residential land uses in the area. 
 
Zoning 
The requested zoning is in conformance with State Law which requires that lands annexed into the 
City be zoned within 90 days of the effective date of the annexation ordinance. The applicant is 
proposing to zone 3.09 acres of property, as Multifamily (MF) which allows the development of a 
middle school when combined with the school’s property to the south and west.  The 27J Quist 
School District is not required to submit a Conceptual Site Plan with the Zoning request.  The School 
District is only obligated to provide an informal site plan describing the infrastructure improvements 
for the proposed school, pursuant to the intergovernmental agreement between the City and 27J 
School District regarding the review of future school sites in Thornton.  The school district Annexation 
of the site is concurrently proposed. 
 
RECOMMENDATION:   
 
Staff recommends Alternative No. 1, to approve the Comprehensive Plan Amendment and the Zoning 
of the 27J Quist Middle School development.  
 
BUDGET/STAFF IMPLICATIONS:   
 
None. 
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ALTERNATIVES: 
 
1. Approve the Comprehensive Plan Amendment and Zoning. 
2. Deny the Comprehensive Plan Amendment and Zoning. 
3. Revise the Comprehensive Plan Amendment and Zoning in response to specific Council 

direction. 
 
BACKGROUND (ANALYSIS/NEXT STEPS/HISTORY): 
 
Comprehensive Plan Amendment:  
 
The Comprehensive Plan Land Use designation for this property is Residential Low.  The applicant is 
requesting approval of an amendment to the Comprehensive Plan Future Land Use Map changing 
the designation of the property from Residential Low to Institutional.  Pursuant to the Comprehensive 
Plan, City Council may approve a proposed Comprehensive Plan Amendment based upon the 
following criteria outlined within Section 18-37(f) of the City Code: 

 
1. There has been a change in the area or in the conditions in which the current designation was 

based which warrants the amendment. 
 
 The existing designation of Residential Low is for land where development is expected in the 

future.  Recent development of a high school to the east, the annexation of property to the 
northwest for residential development, as well as the impending development of the property to 
the west for Single-Family Detached (SFD) homes makes the amendment from Residential 
Low to Institutional an effective complement to the residential development approved in the 
area. 

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

compatible with the existing adjacent land use designations.  
 
 The site is located adjacent to proposed residential developments to the west and northwest 

within the City, the development of a high school to the east, and unincorporated Adams 
County parcels to the north.  The proposed designation of Institutional category allows for the 
construction of an educational facility to serve adjacent residential neighborhoods.  

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

and walkable neighborhoods.  
 
 The project will provide internal pedestrian connections throughout the site as well as future 

accesses to adjacent proposed residential neighborhoods.  The proposed middle school is 
located where everyone within the community can easily access the facility.  

 
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. 

  
 The development will be accessed from East 136th Avenue and Yosemite Street, which will 

serve as the main entrances to the site from adjacent neighborhoods.  Water and sewer will be 
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available to the site.  The Developer will be responsible for extending all necessary water and 
sewer lines within the site.  

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

Comprehensive Plan as discussed below. 
 

5.2 Taking a pro-active role to create a city of quality and diverse neighborhoods. 
 

 This development has been planned to encourage academic activities for the younger 
segment of the community.  The overall design of placing a middle school in a growing 
residential setting coupled with the development of a new high school to the east will 
bring community identity to the area and ensure that existing and new residential 
neighborhoods are adequately served by quality community facilities improving the 
stability of the area.   

 
5.4.1 Ensure the design and development of quality residential neighborhoods in Thornton by 

contributing to the long-term stability and desirability of its neighborhoods. 
  
 Thornton, with the use of a public partnership with 27J School District, is able to offer an 

array of high quality educational opportunities which can create a healthy community.  
Healthy communities will maintain a sound neighborhood and enhance the stability of 
existing and new residential development.   

 
7.2.3 Enhance the physical environment of the public realm. 

 
The proposed development of the school will enhance the educational opportunities for 
the City’s residential neighborhoods.  The school will provide a quality learning 
environment for students using the facility and provide them with a safe and secure 
place to congregate, improving the livability of the region.  

 
Zoning:  
 
The proposed MF zoning meets the City Code Criteria for the establishment of a Zoning District. 
 
1. The proposed zoning is compatible with present development in the area and will not have a 

significant or adverse effect on the surrounding area.  
 

The zoning represents orderly development of the City and it will not change the overall 
character of the area.  The proposed zoning is consistent with existing and future development in 
the area.   

 
2.  The proposed zoning provides for an appropriate use of the property and is consistent with the 

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

 
 Adequate services to support the proposed development are planned. 
 
3.  The proposed zoning is consistent with the overall direction, intent and policies of the City's 

Comprehensive Plan. 
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The Comprehensive Plan Land Use designation for this property is Residential Low.  The 
applicant is requesting approval of an amendment to the Comprehensive Plan Future Land 
Use Map, changing the property from Residential Low to Institutional.  The Institutional land 
use provides for schools to serve the community as a whole and augments development within 
the region.  

 
Water and Sewer:  Water and sewer will be available to the site.  The Developer will be responsible 
for extending all necessary water and sewer lines within the site.   

  
Traffic and Circulation:  A traffic impact study has been submitted to the City and is currently under 
review in order to determine the roadway improvements needed for the development of the middle 
school.  There are two main accesses into the site, one access from East 136th Avenue and one from 
Yosemite Street and there is a looped student drop off area from Yosemite Street.  Pedestrian and 
bicycle access will be from a sidewalk constructed on the west side of Yosemite Street and the south 
side of East 136th Avenue adjacent to the school site.  
 
Drainage:  A Drainage Study has been submitted to the City and is currently under review by 
Development Engineering.  The drainage report will guide the design of the drainage improvements 
associated with the development of the middle school.  Detention will be provided by onsite detention 
ponds that will provide water quality and detention to be released at allowable rates to an existing 
storm sewer network. 
 
Landscaping:  The project’s exterior streetscape will act to enhance views from Yosemite Street and 
adjacent properties.  The City and the School District will cooperate on the review of a conceptual 
landscape plan including an irrigation plan for the site.  The conceptual landscape plan will provide a 
variety of plant materials and will incorporate water wise concepts in the design of the landscaping for 
the school site.  
 
PUBLIC NOTICE AND RESPONSE: 
 
Public Notification:  A public notice of the hearing was posted on the City’s official website and at City 
Hall, the Thornton Active Adult Center, and the Recreation Center on July 26, 2018.  All property 
owners within at least 1,500 feet of this site were sent notice of the public hearing ten days prior to 
August 14, 2018.  Notification of the City Council hearing was posted on the property ten days prior to 
the August 14, 2018 public hearing.  
 
Public Response:  A neighborhood meeting was held on June 14, 2018 to discuss the proposed 
annexation and zoning of the property located on the southwest corner of East 136th Avenue and 
Yosemite Street.  This parcel will be combined with the property to the south and west for the 
development of a middle school.  Four residents from the County attended the meeting and 
expressed concerns regarding traffic impacts, with one gentleman concerned with the speeding of 
eastbound vehicles on East 136th Avenue and Riverdale Road and existing sight distance issues 
along East 136th Avenue.  The City and the School District development team addressed all 
questions.  The residents were supportive of the proposed school and were pleased with the new 
road improvements on Yosemite Street that were installed with the development of the new high 
school east of Yosemite Street. 
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HISTORY:   
 
On July 10, 2018, City Council adopted a resolution acknowledging receipt of the petition for 
annexation and established August 14, 2018 as the date of public hearing on the proposed 
annexation.  The August 14, 2018 meeting will consider the ordinances for annexation, zoning, and a 
resolution for a comprehensive plan amendment. 
 



 

 
 

INTRODUCED BY:   
 
AN ORDINANCE APPROVING THE ZONING FOR 3.09 ACRES OF PROPERTY 
GENERALLY LOCATED WEST OF YOSEMITE STREET AND SOUTH OF EAST 
136TH AVENUE TO MULTIFAMILY AND AMENDING THE OFFICIAL ZONING MAP 
(27J QUIST MIDDLE SCHOOL ANNEXATION). 
  
 WHEREAS, Brighton 27J is the owner and developer (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 Property is currently being annexed and an application has been 
submitted to zone the property to Multifamily (MF); and 
 
 WHEREAS, the Owner has submitted to the City an application for consideration of 
the 27J Middle School property zoning; and 
 
 WHEREAS, the proposed zoning 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 zoning application and all supporting documents are 
hereby incorporated as if fully set forth herein; and 
 
 WHEREAS, the application for zoning 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 August 14, 2018, the City Council conducted a public hearing on 
said application, pursuant to the procedural and notice requirements of Chapter 18 of the 
City Code. The Council 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 ORDAINED BY THE CITY COUNCIL OF THE CITY 
OF THORNTON, COLORADO, AS FOLLOWS: 
 

1. That it is found that the Owner and the City have complied with the 
provisions of Section 18-41 of the City Code pertaining to zoning 
applications. 
 

2. It is found that the MF zoning district meets the City Code criteria as follows: 
 

a. Growth and other development factors in the community support the 
zoning.   
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b. The 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. 

 
c. The change in zoning provides for an appropriate use of the 

property. 
 
d. 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.   

 
e. The proposed zoning is sensitive to and compatible with the existing 

and planned use and development of adjacent properties. 
 

3. The Council finds that the application for the MF zoning and amending the 
Official Zoning Map has been considered in accordance with the provisions 
of Chapter 18 of the City Code. 

 
4. The MF zoning district is hereby approved with the following conditions: 

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

 
b. Prior to the development of the Property, a Subdivision Plat shall be 

recorded to create a developable lot and grant easements 
necessary to serve the development. 

 
c. The timing of the public improvements, amenities, and landscaping 

shall be determined in the Developer’s Agreement required for the 
development. 

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

the Owner, its successors and assigns. 
 

6. 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 
  , 2018. 
 
 PASSED AND ADOPTED on second and final reading on   , 2018. 
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       CITY OF THORNTON, COLORADO 
 
 
 
   
 Heidi K. Williams, Mayor 
 
ATTEST: 
 
 
 
  
Kirsten 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   , 2018, and after 
second and final reading on   , 2018. 
 
 


