
 

TOWN BOARD WORK SESSION 

January 27, 2014 – 6:00 PM   

Town Board Room, 301 Walnut Street, Windsor, CO 80550 

 
The Town of Windsor will make reasonable accommodations for access to Town services, programs, and activities and will 

make special communication arrangements for persons with disabilities.  Please call (970) 674-2400 by noon on the 

Thursday prior to the meeting to make arrangements. 

 

GOAL of this Work Session is to have the Town Board receive information on topics of Town 

business from the Town Manager, Town Attorney and Town staff in order to exchange ideas and 

opinions regarding these topics. 
 

Members of the public in attendance who have a question related to an agenda item are requested 

to allow the Town Board to discuss the topic and then be recognized by the Mayor prior to asking 

their question. 
 

AGENDA 

 

6:00  1. Discussion of Proposed Amendment to the Zeiler Farms First and Second  

  Annexations Master Plan and Development agreement (including amendment of 

Vested Property Rights per Chapter 16, Article XXVI) – S. Ballstadt  

 

6:10  2. Discussion of Proposed Transfer of Sewer Capacity Units from the Zeiler Farms  

   Second Annexation to Water Valley West – S. Ballstadt  

 

6:20  3. Discussion of Proposal to Disconnect Portions of Zeiler Farms Second Annexation  

   from the Town of Windsor – S. Ballstadt  

 

6:30  4. Development Fee Review  

 

6:40  5. Notification requirement discussion  

 

6:50  6. Future Town Board Meetings  

 



 

 
M E M O R A N D U M 

 
Date: January 27, 2014 
To: Mayor and Town Board 
Via: Kelly Arnold, Town Manager 
 Joseph P. Plummer, AICP, Director of Planning 
From: Scott Ballstadt, AICP, Chief Planner 
Subject: Discussion regarding proposal to de-annex a portion of the Zeiler Farms Second 

Annexation and transfer density to Water Valley West 
Item #s: Work Session Items 1, 2 & 3 
 
Discussion: 
 
Mr. Martin Lind has the northern portion of the Zeiler Farms Second Annexation under contract 
and, assuming he takes title, is proposing to disconnect (“de-annex”) the property from the 
Town.  This property was annexed into Town in 2009 as part of the Zeiler Farms First and 
Second Annexations. 
 
Mr. Lind has indicated that, consistent with the agricultural nature of the surrounding area, he 
plans to continue agricultural use of the Zeiler property.  He, therefore, prefers to de-annex so 
that agricultural uses such as livestock, crop spraying and hunting are not in potential conflict 
with Town codes.  Mr. Lind has indicated a willingness to place a recorded deed restriction on 
the property to ensure that the property remains in agriculture. 
 
Mr. Lind also is proposing to transfer the approved sanitary sewer capacity previously allocated 
to property to his proposed development one mile to the north, known as Water Valley West.  If 
the sanitary sewer capacity density transfer approved, this portion of the Zeiler property would 
be rendered undevelopable, because the sanitary sewer capacity in this area is limited by the 
facilities already in place to serve it. 
 
Although the Town does not have an established formal process for transferring sanitary sewer 
capacity from one parcel to another, it can be accomplished in this situation through a series of 
steps:  
 

 Planning Commission public hearing and consideration of a resolution amending the 
Windsor Comprehensive Plan Land Use Map changing the land use depiction of the 
property from Residential Mixed Use to Open Space.  This would require the property 
owner to submit an application and letter proposing such a change. 
 

 Town Board public hearing and consideration of an ordinance amending the Zeiler 
Farms First and Second Annexations Master Plan and Development Agreement and 
rescinding certain previously approved vested property rights.  This amendment would 
address the transfer of sewer capacity units, restrictions on development of the Zeiler 
property, vested property rights, deed restriction and other related items. 
 

 Town Board consideration of a resolution regarding the transfer of sewer capacity units 
from the Zeiler Farms Second Annexation to Water Valley West.  This action would 
address the receipt of the sewer capacity by the developer of Water Valley West. 
 



 Town Board consideration of an ordinance approving a petition to disconnect portions of 
the Zeiler Farms Second Annexation from the Town of Windsor.  This is a statutory 
procedure requiring the property owner to submit a petition to disconnect/de-annex. 
 

 Town Attorney approval of deed restriction language and recordation of said deed 
restriction.  This step may be accomplished within the amendment to the Zeiler Farms 
First and Second Annexations Master Plan and Development Agreement 

 
The Planning Commission will be reviewing the proposal at its February 5th work session prior to 
scheduling a formal hearing and action on the proposed amendment to the Town’s 
Comprehensive Plan Land Use Map. 
 
It should be noted that at this time, no formal requests for any of the foregoing have been 
presented by Mr. Lind to the Town.  The discussions are conceptual only at this time. 
 
Conformance with Comprehensive Plan:  The Annexation Goals and Policies of the 
Comprehensive Plan generally anticipate that the Town will annex all of the properties within the 
Town’s Growth Management Area; however, the subject proposal is unique in that the property 
is proposed to remain in agricultural production in perpetuity. 
 
Conformance with Vision 2025:  The Vision 2025 document does not address this topic. 
 
Relationship to Strategic Plan:  The Strategic Plan does not address this topic. 
 
Recommendation: 
 
Staff recommends that the Town Board provide staff with direction regarding the proposed de-
annexation and transfer of density so that staff may proceed accordingly. 
 
Attachments:  Zeiler Farms Second Annexation plat 
 Map depicting Zeiler and Water Valley West properties 
 October 23, 2013 letter from Conrad Zeiler 

 
 
 
 
 
pc: Martin Lind, property purchaser 
 Conrad Zeiler, President, Zeiler Farms, Inc., property owner 



Scott Ballstadt, AICP 
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M E M O R A N D U M   
 
Date:  January 27, 2014 

To:  Mayor and Town Board 

Via:  Kelly Arnold, Town Manager 

From:  Joseph P. Plummer, AICP, Director of Planning 

Re: Development Fee Review 

Item #:            Work Session 4 

 

Discussion: 

 

At the December 2, 2013 town board work session, staff presented the enclosed Exhibit 1 which (a) 

compared Windsor’s development fees with those of our neighboring communities, and (b) included a 

proposal to increase our fees to bring them into alignment with the fees being charged by the other 

jurisdictions.  

 

The Town Board felt that even though our development fees are quite a bit lower than those of our 

neighboring communities, the fee increases that were proposed (shown with the green stripes on Exhibit 

1) were higher than the Town Board wished to implement. Additionally, there was a consensus that any 

increases in these development fees should be phased in over time, with an opportunity by the 

development community to comment on any such fee increase proposal. 

 

The Town Board concluded the following and staff recommends proceeding with these criteria: 

 

� In order to still remain competitive, development fees should be adjusted to ultimately 

only be at 80 percent (80%) of the average fees being charged by the other jurisdictions 

(shown with the red stripes on Exhibit 1); and 

 

� That starting this year these adjustments should be phased in three (3) equal amounts 

during for the time period of 2014 – 2016, with the last adjustment remaining constant 

between the years of 2016 through 2018, all of which are reflected in the enclosed 

spreadsheet. 

 

� These actions of course do not preclude the Town Board from reviewing and/or making 

further adjustments to development fees at any time in the future. 

 

The following concept was also discussed relative to the Town collecting a deposit whenever an 

independent flood study review needs to be conducted, and staff recommends proceeding with  following 

criteria:    

  

� The Town will enter into a contract with a consulting firm to review all such proposals, 

and the contract shall prohibit the consultant from preparing any flood review studies that 

are to be submitted to the Town; and 
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� The Town will collect a $6,000 deposit from applicants anytime the engineering 

department determines that the Town will need to forward a floodplain proposal to the 

contract-consulting firm for the flood study review. Upon completion of the flood study 

review, any balance remaining of the $6,000 deposit that was not used for the consulting 

firm’s review will be refunded to the applicant. 

  

Staff further recommends that upon a consensus by the Town Board to proceed with the above 

recommendations, staff will share these proposals with the development community and will report the 

outcome to the Town Board. 

 

Enclosures: Exhibit 1: Bar Graph on Development Fees  

Spreadsheet: Proposed Amendments to Development Fees 
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Annexation Only $500 $3,164 $2,529 $843 $1,686 $2,529

Master Plan Only $150 $1,088 $870 $290 $580 $870

Minor Subdivision $300 $1,171 $936 $312 $624 $936

Preliminary Site Plan $500 $2,381 $1,905 $635 $1,270 $1,905

Final Site Plan $500 $2,203 $1,761 $587 $1,174 $1,761

Administrative           

Site Plan
$300 $2,203 $1,761 $587 $1,174 $1,761

Rezoning $500 $1,117 $894 $298 $596 $894

 *Amounts rounded to allow for three (3) for equal installments.

Five year fee proposal spreadsheet

$500

$777

$768

Conditional Use Grant

Wireless 

Telecommunications

$1,089 $363 $726 $1,089

$2,750

$500

$2,715

$1,363

$2,172 $724 $1,448 $2,172

Final Major Subdivision

Proposed Amendments to Development Fees

2014 - 2018

January 27, 2014

Annexation With 

Master Plan

Preliminary Major 

Subdivision

$650 $3,578 

2014 

Fees      

First      

1/3 of 

80% of 

Average 

Fees

2015 

Fees 

Second 

1/3 of 

80% of 

Average 

FeesType of Application

Windsor's 

Current 

Fees

Average Fees of 

Other 

Jurisdictions

80% of 

Average 

Fees*

2016 - 2018 

Fees           

Remaining       

1/3 of      

80% of 

Average 

Fees

$2,859 $953 $1,906 $2,859 

Note:  Staff is proposing that a $6,000 deposit be collected anytime the engineering department 

detemines that the Town will need to contract with a consultant for an independent flood study 

review. Upon completion of the flood study review, any balance remaining of the $6,000 deposit 

that was not used for the review will be refunded to the applicant.  

$621 $207 $414 $621

$615 $205 $410 $615

$100
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M E M O R A N D U M 
 

 
Date:  January 27, 2014 

To:  Mayor and Town Board 

Via:  Kelly Arnold, Town Manager 

From:  Joseph P. Plummer, AICP, Director of Planning 

Re: Notification Requirement Discussion 

Item #:            Work Session 5 

 

 

Discussion: 

 

Last year there were inquiries from citizens about not being notified of land use proposals that were being 

proposed in their neighborhoods.  

 

As a follow-up to these inquiries, there has been a request to review the distance requirements for 

notifying property owners of land use proposals that are being considered in their neighborhoods. 

 

Enclosed please find the notification table which outlines the notification distances for public hearings 

and neighborhood meetings relative to each type of land use proposal. 

 

 
Recommendation: The Town Board to reach a consensus and provide staff with direction 

 

 
Enclosure:  Notification Table 

 

 

 

 

 

 

 

 

 

 

 

 

pc: Gale Schick, Planning Commission Chairman  



 
 
 

Notification Requirements by Land Use Process – Windsor                                     

REV 
4/2011 

Public Hearing Neighborhood Meeting 
 

Newspaper 
 

Mailing 
Timeframe 

 
Mailing 

Area 

 
Posting of 
Property 

 
Newspaper 

 
Mailing 

Timeframe 

 
Mailing Area 

Annexation 
Statutory 

Requirements 

Statutory 

Requirements 
300-feet 

10 days prior 

to hearing 

Display Ad 10 

days prior to 

meeting 

10 days prior to 

neighborhood 

meeting 

300-feet 

Major 
Subdivision 

Legal Ad 10 

days prior to 

hearing 

n/a n/a 
10 days prior 

to hearing 

Display Ad 10 

days prior to 

meeting 

10 days prior to 

neighborhood 

meeting 

300-feet 

Rezoning 
Legal Ad 10 

days prior to 

hearing 

10 days prior 

to hearing 
300-feet 

10 days prior 

to hearing 

Display Ad 10 

days prior to 

meeting 

10 days prior to 

neighborhood 

meeting 

300-feet 

Variance 
Legal Ad 10 

days prior to 

hearing 

n/a n/a 
10 days prior 

to hearing 
n/a n/a n/a 

Conditional 
Use Grant 
regular 

Legal Ad 10 

days prior to 

hearing 

10 days prior 

to hearing 
100-feet 

10 days prior 

to hearing 
n/a n/a n/a 

Conditional 
Use Grant- 
O & G and 
mining 

Legal Ad 10 

days prior to 

hearing 

10 days prior 

to hearing 
500-feet 

10 days prior 

to hearing 

Display Ad 10 

days prior to 

meeting 

10 days prior to 

neighborhood 

meeting 

500-feet 

Modification 
of Building 
Height 

Legal Ad 10 

days prior to 

hearing 

10 days prior 

to hearing 
300-feet 

10 days prior 

to hearing 
n/a n/a n/a 

Land Use 
Map 
Amendment 

Legal Ad 10 

days prior to 

hearing 

10 days prior 

to hearing 
300-feet 

10 days prior 

to hearing 
n/a n/a n/a 



 

 

FUTURE TOWN BOARD MEETINGS 

Work Sessions & Regular Meetings will be held in the Board Chambers 

unless otherwise noted. 

 

   

 

February 3, 2014 Town Board Work Session 

6:00 p.m. Introduction to Conservation Easement Strategies 

 Sheep Draw Conservation Easement 

 Overview of Proposed Harmony Ridge Metro District 

 

February 10, 2014 Board/Manager/Attorney Monthly Meeting 

5:30 p.m./1st floor conference room 

 

February 10, 2014 Town Board Meeting 

7:00 p.m. 

 

February 17, 2014 President’s Day  

6:00 p.m.  Town Board Work Session 

  

February 24, 2014 Town Board Work Session 

6:00 p.m. Municipal Court Fines 

 

February 24, 2014 Town Board Meeting 

7:00 p.m. 

 

March 3, 2014 Town Board Work Session 

6:00 p.m. 

 

March 10, 2014 Board/Manager/Attorney Monthly Meeting 

5:30 p.m./1st floor conference room 

 

March 10, 2014 Town Board Meeting  

7:00 p.m. Kern Board Meeting 

 

March 17, 2014 Town Board Work Session 

6:00 p.m. 

 

March 24, 2014 Town Board Work Session 

6:00 p.m.  

 

March 24, 2014 Town Board Meeting 

7:00 p.m. 

 

March 31, 2014 Fifth Monday 

 

April 7, 2014 Town Board Work Session 

6:00 p.m. 

 

April 14, 2014 Board/Manager/Attorney Monthly Meeting 

5:30 p.m./1st floor conference room 

 

April 14, 2014 Town Board Meeting 

7:00 p.m. 

 

April 21, 2014 Town Board Work Session 

6:00 p.m. 

 

April 28, 2014 Town Board Work Session 

6:00 p.m. 

 

April 28, 2014 Town Board Meeting 

7:00 p.m. 

 



Future Meetings Agenda 
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Additional Events 

 
 February 5, 2014  NCEDC Annual Meeting/registrations due by February 3 – Attending:  Adams, Melendez 

 February 13, 2014  2014 CML Legislative Workshop/registrations due by February 5 – Attending:  Adams 

   

Future Work Session Topics 

 
 Expansion of notification area discussion? 
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