
TOWN BOARD REGULAR MEETING 

October 26, 2015 - 7:00 P.M.   

Town Board Chambers 

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. 

 

AGENDA 

 

A. CALL TO ORDER 

 

1. Roll Call    

 

2. Pledge of Allegiance  

 

3. Review of Agenda by the Board and Addition of Items of New Business to the Agenda for 

Consideration by the Board 

 

4. Board Liaison Reports 

• Mayor Pro Tem Baker – Water & Sewer Board; North Front Range/MPO alternate  

• Town Board Member Morgan – Parks, Recreation & Culture; Great Western Trail Authority 

• Town Board Member Melendez – Downtown Development Authority; Chamber of 

Commerce 

• Town Board Member Rose – Clearview Library Board 

• Town Board Member Bishop-Cotner – Historic Preservation Commission; Planning 

Commission 

• Town Board Member Adams – Tree Board; Poudre River Trail Corridor Board 

• Mayor Vazquez – Windsor Housing Authority; North Front Range/MPO 

 

5. Invited to be Heard 

Individuals wishing to participate in Public Invited to be Heard (non-agenda item) are requested 

to sign up on the form provided in the foyer of the Town Board Chambers. When you are 

recognized, step to the podium, state your name and address then speak to the Town Board. 

 

Individuals wishing to speak during the Public Invited to be Heard or during Public Hearing 

proceedings are encouraged to be prepared and individuals will be limited to three (3) minutes.  

Written comments are welcome and should be given to the Deputy Town Clerk prior to the start 

of the meeting.   

 

B. CONSENT CALENDAR 

 

1. Minutes of the October 12, 2015 Regular Town Board Meeting – K. Eucker 

2. Resolution No. 2015-64 – A Resolution vacating a portion of a utility and drainage easement located 

in Tract A of the First Replat of Highland Meadows Subdivision 2
nd

 Filing – J. Olhava 

 

C. BOARD ACTION  

 

1. Budget Request Presentation by the Windsor-Severance RE-4 School District  
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2. Ordinance No. 2015-1507 - Amending Section 18-10-10 of the Windsor Municipal Code with 

respect to minimum standards governing the planning, laying out and installing or the making of 

additions, alterations and repairs in the installation of wiring apparatus and equipment for 

electric light, heat and power within the Town of Windsor 

Super-majority vote required for adoption on second reading 

• Second reading 

• Legislative action 

• Staff presentation:  Scott Ballstadt, Director of Planning 

 

3. Ordinance No. 2015-1508 - Amending Section 18-3-10 of the Windsor Municipal Code with 

respect to exceptions for building permit issuance within the Town of Windsor 

Super-majority vote required for adoption on second reading 

• Second reading 

• Legislative action 

• Staff presentation:  Scott Ballstadt, Director of Planning 

 

4. Ordinance No. 2015-1509 -  An Ordinance Repealing Article 9.5 of Chapter 16 of the Windsor 

Municipal Code Concerning Election and Ideological Signs 

Super-majority vote required for adoption on second reading 

• Second Reading  

• Legislative action 

• Staff presentation:  Ian D. McCargar, Town Attorney 

 

5. Ordinance No. 2015-1510 - An Ordinance Repealing Section 16-9-190 of the Windsor Municipal 

Code Concerning Permit Requirements for Temporary Advertising Intended to Promote 

Residential Development 

• First Reading 

• Legislative Action 

• Staff presentation:  Ian D. McCargar, Town Attorney 

 

6. Ordinance No. 2015-1511 -  An Ordinance of The Town Board of the Town of Windsor, Colorado, 

Approving a Consolidated Service Plan for the East Fossil Creek Ranch Metropolitan District Nos. 

1-2 and Authorizing the Execution of an Intergovernmental Agreement Between the Town and 

the Districts 

• First Reading 

• Legislative Action  

• Staff presentation:  Ian D. McCargar, Town Attorney; James Mock, Special Metropolitan 

District Counsel 

 

7. Continuation from the October 12, 2015 Public Hearing – Conditional Use Grant to allow 

temporary agricultural uses for seasonal cattle grazing in the General Commercial (GC) zone 

district, located at 8420 SE Frontage Road – Doug Moreland, Manager, Downsmore, LLC., 

applicant 

• Staff presentation:  Josh Olhava, Associate Planner 

 



Town Board Agenda 

October 26, 2015 

Page 3 of 3 

 

8. Continuation from October 12, 2015 – Conditional Use Grant to allow temporary agricultural 

uses for seasonal cattle grazing in the General Commercial (GC) zone district, located at 8420 SE 

Frontage Road – Doug Moreland, Manager, Downsmore, LLC., applicant 

• Quasi-judicial action 

• Staff presentation:  Josh Olhava, Associate Planner 

 

9. Public Hearing – Final Major Subdivision – Highland Meadows Golf Course Subdivision 12
th

 Filing 

– Jon Turner, applicant/ Jason Sherrill, Landmark Homes, applicant’s representative 

• Staff presentation:   Josh Olhava, Associate Planner 

 

10. Resolution No. 2015-65 – A Resolution Approving the Final Major Subdivision – Highland 

Meadows Golf Course Subdivision 12
th

 Filing – Jon Turner, applicant/ Jason Sherrill, Landmark 

Homes, applicant’s representative 

• Quasi-judicial action 

• Staff presentation:  Josh Olhava, Associate Planner 

 

11. Resolution No. 2015-66 – A Resolution Approving the Final Site Plan – Highland Meadows Golf 

Course Subdivision 12
th

 Filing – Site Plan – Jon Turner, applicant/ Jason Sherrill, Landmark 

Homes, applicant’s representative 

• Quasi-judicial action 

• Staff presentation:  Josh Olhava, Associate Planner 

 

12. Financial Report 

• Staff presentation:  Dean Moyer, Director of Finance 

 

D. COMMUNICATIONS 

 

 1. Communications from the Town Attorney 

 2. Communications from Town Staff  

 3. Communications from the Town Manager  

 4. Communications from Town Board Members          

 

E. EXECUTIVE SESSION 

An executive session pursuant to C.R.S. § 24-6-402 (4) (b) to confer with the Town Attorney for the 

purposes of receiving legal advice on specific legal questions concerning the Intergovernmental 

Agreement with Fort Collins (I-25/Highway 392 Interchange) I. McCargar 

 

F. ADJOURN 
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MINUTES 

 

A. CALL TO ORDER 

Mayor Pro Tem Baker called the regular meeting to order at 7:00 p.m. 

 

1. Roll Call   Mayor- Absent     John Vazquez 

Mayor Pro Tem      Myles Baker 

Christian Morgan 

Jeremy Rose 

        Kristie Melendez 

        Robert Bishop-Cotner 

        Ivan Adams  

         

 

Also Present:   Town Manager     Kelly Arnold 

Town Attorney     Ian McCargar 

Town Clerk/Assistant to Town Manager  Patti Garcia  

   Chief of Police      John Michaels 

Director of Planning    Scott Ballstadt 

Director or Parks, Recreation and Culture  Eric Lucas  

Communications/Assistant to Town Manager Kelly Unger 

Associate Planner    Josh Olhava 

Manager of Art and Heritage    Andrew Dunehoo 

Assistant Town Attorney/Town Prosecutor Kim Emil 

Deputy Town Clerk    Krystal Eucker  

      

2. Pledge of Allegiance  

Town Board Member Rose led the Pledge of Allegiance.  

 

3. Review of Agenda by the Board and Addition of Items of New Business to the Agenda for 

Consideration by the Board 

Town Board Member Morgan motioned to approve the agenda as presented.  Town Board 

Member Melendez seconded the motion.  Roll call on the vote resulted as follows: Yeas –Rose, 

Morgan, Melendez, Bishop-Cotner, Adams, Baker; Nays- None; Motion passed. 

 

4. Board Liaison Reports 

• Mayor Pro Tem Baker – Water & Sewer Board; North Front Range/MPO alternate  

Mayor Pro Tem Baker had no report for the Water & Sewer Board and the MPO did not 

meet in October.  

• Town Board Member Morgan – Parks, Recreation & Culture; Great Western Trail Authority 

Town Board Member Morgan reported the Great Western Trail Authority met and discussed 

the proposed budget for 2016. There was also discussion regarding the how the Severance 
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Business Part would affect the trail.  Mr. Arnold informed the Town Board the plans for the 

Business Park in Severance have been quashed.   

Mr. Morgan reported the Parks, Recreation and Culture Board discussed the upcoming year 

and wants the Town Board to know that connectivity by trails is a top priority. Also the pond 

at Eastman Park will become overfished and the intended use should primarily be for 

juvenile fishing.  The board also discussed how they will recognize companies in commercial 

areas that go above and beyond landscape regulations.   

• Town Board Member Melendez – Downtown Development Authority; Chamber of 

Commerce 

Town Board Member Melendez was not able to attend Chamber of Commerce meeting and 

the next meeting for Downtown Development Authority is October 21, 2015. 

• Town Board Member Rose – Clearview Library Board 

Town Board Member Rose had no report.  The next meeting is scheduled for October 29, 

2015.  

• Town Board Member Bishop-Cotner – Historic Preservation Commission; Planning 

Commission 

Town Board Member Bishop-Cotner reported the Historic Preservation Commission meeting 

has been cancelled and the Planning Commission items are on tonight’s agenda. 

• Town Board Member Adams – Tree Board; Poudre River Trail Corridor Board 

Town Board Member Adams had no report for the Tree Board and the Poudre River Trail 

Corridor Board did not meet last month.   

• Mayor Vazquez – Windsor Housing Authority; North Front Range/MPO 

Absent. No Report.  

 

5. Mayor Pro Tem read the National Community Planning Month Proclamation.  

Mayor Pro Tem Baker read the proclamation.  

 

6. Invited to be Heard 

Mayor Pro Tem Baker opened the meeting for public comment.  Mr. Baker informed the 

audience of the upcoming meeting between the Town of Windsor and the City of Fort Collins to 

discuss if the Intergovernmental Agreement (IGA) will be amended on November 2, 2015. 

 

Debbie Dean, 8024 North Louden Crossing Court, Windsor, CO  

Ms. Dean expressed her concern regarding car dealerships.  Ms. Dean feels they will be disruptive 

to the area.   

 

Jana Anderson, 7930 Bayside Drive, Windsor, CO 

Ms. Anderson wanted to express concern regarding the potential changes with the IGA with Fort 

Collins.  Ms. Anderson asked the Town Board to keep in mind that area is gateway into Windsor and 

is concerned about increased traffic.  Also, Ms. Anderson would like to see Windsor keep the small 

town feel within the community. 

 

Chris Behnke, 4926 Broadmoor Ct, Windsor, CO  

Ms. Behnke is a member of homeowner’s board.  Ms. Behnke stated she would like to go on record 

to oppose the IGA Amendment.  Ms. Behnke is concerned with traffic and light pollution as well as 

drainage issues.  Ms. Behnke stated if the amendment should go through, we would like some sort 

of say on how it is managed.   
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Mary Kay Morrison, 4824 Owl Nest Circle, Windsor, CO  

Ms. Morrison stated she has owls living in backyard and they like having the wildlife around the 

neighborhood.   Ms. Morrison stated they purchased their property 16 years ago when the 

property behind them was owned by Poudre Valley.  They would have never invested in their 

property if they would have thought a car dealership would be going in.  Ms. Morrison asked that 

the Town Board consider the homeowners when thinking about amending the IGA.   

 

Michael Morrison, 4824 Owl Nest Cir, Windsor, CO  

Mr. Morrison stated consistency and variances with zoning decisions allows the area to be 

developed in the way that it was originally designed.  Mr. Morrison urges the Town Board not 

amend the IGA or zoning.   

 

Elaine Burritt, 7931 Bayside Drive, Windsor, CO  

Ms. Burritt stated the IGA that was approved in 2011 specifically excluded car dealerships.  Ms. 

Burritt reported that Darrin Atteberry, City of Fort Collins City Manager stated during the 

September 22, 2015 work session “I don’t think that was accidental then that council adopted an 

IGA that prohibited auto dealerships.  I think that was very intentional.”   Mr. Burritt stated she 

would not have considered a purchased in the area knowing a car dealership could go in.    

 

Don Buritt, 7931 Bayside Drive, Windsor, CO   

Mr. Burritt stated he feels amending the IGA to allow car dealerships is a fiscally poor decision for 

Windsor.   Mr. Burritt stated the a new dealership would add zero sales tax revenue to Windsor 

from the sales of vehicles as the taxes will go to the jurisdiction the purchaser resides in.  Also, the 

property being discussed is a shared revenue site; 65% to the Town of Windsor and 35% to the City 

of Fort Collins.  On average, a car dealership in Fort Collins generates $6 million in sales from 

services; 50% is taxable.  Mr. Burritt requests the IGA not be amended for this property.   

 

Diane Howell, 7919 Bayside Drive, Windsor, CO   

Ms. Howell stated 200 homeowners could be affected if the IGA is amended to allow car 

dealerships.   Ms. Howell stated she feels is the IGA was good to start with when it excluded car 

dealerships.  Ms. Howell stated the interchange at highway 392 and I-25 is already congested as 

ramp meters are going to be installed in the spring.   

 

Mr. Bishop-Cotner stated although the audience is commenting in the Public Invited to be Heard 

portion of the meeting, this is not a public hearing.  Unfortunately, if and when the issue comes up 

regarding the amendment of the IGA, all the comments being made tonight will need to be made 

again.   

 

Griff Evans, 7927 Bayside Drive, Windsor, CO  

Mr. Evans stated he enjoys the eagles, owls and hawks.  Mr. Evans stated his main concern is 

drainage and he does not want his back yard flooded.  If this does come to fruition, consider 

restricting what future landowners do about drainage and sewer.   

 

Mr. Arnold requested to hold a small impromptu neighborhood meeting with the individuals in 

attendance this evening and asked individuals interested in discussing how staff can communicate 

with residents of the area regarding the 392/I-25 IGA.    
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B. CONSENT CALENDAR 

 

1. Minutes of the September 28, 2015 Regular Town Board Meeting – K. Eucker 

2. Advisory Board Appointments – P. Garcia 

3. Report of Bills for September 2015 – D. Moyer 

4. Resolution No. 2015-59 – A Resolution Approving Cooperation Between the Town Of Windsor, 

Colorado, and the Great Western Trail Authority for the Purpose of Obtaining Colorado State 

Trails Grant Funding – K. Emil 

5. Resolution No. 2015-60 - A Resolution of the Windsor Town Board Approving the Accessioning of 

Items to the Town of Windsor Museum Collection – A. Dunehoo 

6. Resolution 2015-61 - A Resolution of the Windsor Town Board Approving the Deaccession of Items 

to the Town of Windsor Museum Collection – A. Dunehoo 

7. Resolution No. 2015-62 - A Resolution Approving a Mineral Quitclaim Deed from the Town of 

Windsor and the Water Valley Metropolitan District No. 2 to Trollco, Inc, for the Purpose of 

Clarifying Mineral Ownership Associated With Streets in the Hilltop Estates Subdivision – I. 

McCargar 

8. Consideration of Colorado Mosquito Control Contract  – T. Walker 

9. Resolution No. 2015-63 - A Resolution Approving an Amendment and Ratification of an Oil And 

Gas Lease between  the Town Of Windsor, Colorado and Great Western Leasing –K. Emil 

Town Board Member Bishop-Cotner motioned to approve the Consent Calendar as presented.  

Town Board Member Melendez seconded the motion.  Roll call on the vote resulted as follows: 

Yeas –Rose, Morgan, Melendez, Bishop-Cotner, Adams, Baker; Nays- None; Motion passed. 

 

 

C. BOARD ACTION  

 

1. Public Hearing – Ordinance No. 2015-1507 - Amending Section 18-10-10 of the Windsor 

Municipal Code with respect to minimum standards governing the planning, laying out and 

installing or the making of additions, alterations and repairs in the installation of wiring 

apparatus and equipment for electric light, heat and power within the Town of Windsor 

• First reading 

• Staff presentation:  Scott Ballstadt, Director of Planning 

 

Town Board Member Melendez motioned to open the public hearing; Town Board Member 

Morgan seconded the motion.  Roll call on the vote resulted as follows: Yeas –Rose, Morgan, 

Melendez, Bishop-Cotner, Adams, Baker; Nays- None; Motion passed. 

 

Town Attorney Ian McCargar stated the Director of Planning would normally present the 

ordinance.  Mr. McCargar stated this is a legislative public hearing. The Town of Windsor 

adopted the 2012 International Building Codes by reference and concurrently adopted the 2011 

National Electrical Code (NEC) by reference in Section 18-10-10 of the Municipal Code.  

However, the Colorado State Electrical Board requires municipalities to enforce the most 

current electrical code as adopted by the state, which is currently the 2014 NEC.  Therefore, the 

reference in the Municipal Code is currently dated and the proposed ordinance will correct this 

by excluding the reference to a specific edition of the code.  It should be noted that the Town of 

Windsor is currently enforcing the 2014 NEC pursuant to the state requirements.  This ordinance 
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will ensure that the Municipal Code remains consistent in the future as newer editions of the 

NEC are adopted by the State of Colorado. 

 

Ms. Melendez inquired if there is still opportunity for individuals in the community that may have 

concerns about some of those adoptions to come before and express those concerns.  

Mr. McCargar stated the electrical code that is applicable state wide is handled by the State 

Electrical Board.  If local citizens have concerns regarding the code, their comments should 

be directed to the State Electrical Board.   

 

Mr. Rose inquired if the Town of Windsor is required to follow the State Electrical Code, why is 

there a public hearing.   

Mr. McCargar stated is if an individual wants to do business in Windsor, they look to the 

state electrical code which will align with the Town of Windsor’s code.   

 

Town Board Member Bishop-Cotner motioned to close the public hearing; Town Board 

Member Adams seconded the motion.  Roll call on the vote resulted as follows: Yeas –Rose, 

Morgan, Melendez, Bishop-Cotner, Adams, Baker; Nays- None; Motion passed. 

 

 

2. Ordinance No. 2015-1507 - Amending Section 18-10-10 of the Windsor Municipal Code with 

respect to minimum standards governing the planning, laying out and installing or the making of 

additions, alterations and repairs in the installation of wiring apparatus and equipment for 

electric light, heat and power within the Town of Windsor 

• First reading 

• Legislative action 

• Staff presentation:   Scott Ballstadt, Director of Planning 

 

Town Board Member Melendez motion to approve Ordinance No. 2015-1507 - Amending 

Section 18-10-10 of the Windsor Municipal Code with respect to minimum standards 

governing the planning, laying out and installing or the making of additions, alterations and 

repairs in the installation of wiring apparatus and equipment for electric light, heat and power 

within the Town of Windsor; Town Board Member Bishop-Cotner seconded the motion. 

 

Town Attorney Ian McCargar had nothing further to add.  

 

Roll call on the vote resulted as follows: Yeas –Rose, Morgan, Melendez, Bishop-Cotner, Adams, 

Baker; Nays- None; Motion passed. 

 

 

3. Public Hearing – Ordinance No. 2015-1508 - Amending Section 18-3-10 of the Windsor 

Municipal Code with respect to exceptions for building permit issuance within the Town of 

Windsor 

• First reading 

• Staff presentation:  Scott Ballstadt, Director of Planning 
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Town Board Member Melendez motioned to open the public hearing; Town Board Member 

Bishop-Cotner seconded the motion.  Roll call on the vote resulted as follows: Yeas –Rose, 

Morgan, Melendez, Bishop-Cotner, Adams, Baker; Nays- None; Motion passed. 

 

Town Attorney Ian McCargar stated the proposed ordinance will correct conflicting building 

height allowances in the Municipal Code.  Section 16-8-30 of the Municipal Code zoning 

regulations allows for accessory buildings no larger than one hundred twenty (120) square feet 

and no taller than eight (8) feet in height to be installed without requiring a building permit.  The 

eight (8) foot maximum height in the zoning code is consistent with Section 18-2-10 of the 

Municipal Code which adopts the Town’s amendments to the International Building Code (IBC).  

However, when the Town approved Ordinance No. 2013-1452 adopting Windsor’s amendments 

to the building codes, the amendments referring to storage sheds exempt from building permits 

differed between the IBC and the International Residential Code (IRC).  While the IBC 

amendment refers to a height of eight (8) feet, the IRC amendment refers to a height of ten (10) 

feet.  Therefore, this ordinance will simply update Section 18-3-10 to refer to a maximum roof 

height of eight (8) feet to be consistent with Sections 16-8-30 and 18-2-10 of the Municipal 

Code. 

 

Mr. Morgan inquired if those heights would be set regardless of what an HOA imposes as they 

could be more restrictive.   

 Mr. McCargar stated that is correct.   

 

Mr. Adams inquired if there has been some investigation as to how many accessory buildings 

are over the 8’.   

 Mr. McCargar stated not in association with this legislation.  

 

Mr. Adams inquired about the consequences if the accessory buildings are over the 8’.  

 Mr. Ballstadt stated in that case a building permit would be required.   

  
Town Board Member Melendez motioned to close the public hearing; Town Board Member 

Adams seconded the motion.  Roll call on the vote resulted as follows: Yeas –Rose, Morgan, 

Melendez, Bishop-Cotner, Adams, Baker; Nays- None; Motion passed. 

 

 

4. Ordinance No. 2015-1508 - Amending Section 18-3-10 of the Windsor Municipal Code with 

respect to exceptions for building permit issuance within the Town of Windsor 

• First reading 

• Legislative action 

• Staff presentation:   Scott Ballstadt, Director of Planning 

 

Town Board Member motioned to approve Ordinance No. 2015-1508 - Amending Section 18-

3-10 of the Windsor Municipal Code with respect to exceptions for building permit issuance 

within the Town of Windsor 

 

Director of Planning Scott Ballstadt had nothing further to add.   
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Roll call on the vote resulted as follows: Yeas –Rose, Morgan, Melendez, Bishop-Cotner, Adams, 

Baker; Nays- None; Motion passed. 

 

 

5. Public Hearing – Conditional Use Grant to allow temporary agricultural uses for seasonal cattle 

grazing in the General Commercial (GC) zone district, located at 8420 SE Frontage Road – Doug 

Moreland, Manager, Downsmore, LLC. , applicant 

• Staff presentation:   Josh Olhava, Associate Planner  

 

Mr. Arnold asked the Town Board move to item B7 as some of the individuals in the 

neighborhood meeting would like to be heard on this item.   

 

The Town Board agreed with the request.  

 

Town Board Member Bishop-Cotner motioned to open the public hearing; Town Board 

Member Melendez seconded the motion.  Roll call on the vote resulted as follows: Yeas –Rose, 

Morgan, Melendez, Bishop-Cotner, Adams, Baker; Nays- None; Motion passed. 

 

Town Attorney Ian McCargar stated there has not been a recommendation from the Planning 

Commission nor is the applicant or applicant’s representative in attendance.   Neither the 

applicant nor a representative was present at the Planning Commission meeting and that is why 

there is no recommendation.  Mr. McCargar stated if the Town Board wanted to proceed, the 

record would be incomplete.  The Town Board may proceed with an incomplete record or take 

whatever testimony is appropriate this evening and entertain a motion to continue the public 

hearing and leave it open until a date in the future.  In the interim, the applicant can be notified 

of the public hearing to make arraignments to be present.  Mr. McCargar is recommendation 

taking some testimony this evening and continuing the public hearing to a later date.  

 

Mr. Rose inquired if the applicant was notified of the Planning Commission meeting.  

Mr. Olhava stated the application was notified of the Planning Commission and Town 

Board meeting.  Mr. Olhava stated they knew about the meetings ahead of time as they 

were responsible for some of the public hearing notices as well.  Mr. Olhava stated an 

email was sent as a reminder to the application and a response was received that 

neither the applicant nor a representative will be available for the meetings.  

 

Mr. Rose inquired if the public hearing is postponed to a future date to give the applicant a 

chance to attend the next Planning Commission meeting, what are the odds that he will attend.  

Mr. Olhava stated the applicant was out of town for the Planning Commission and Town 

Board meetings.  

 

Mr. Adams commented that under the circumstances he is in favor of listening to the individuals 

that came to the public hearing tonight and then continuing the hearing.  

 

Mr. Morgan concurs with Mr. Adams.   

 

Associate Planner Josh Olhava, the applicant, Mr. Doug Moreland, is requesting a Conditional 

Use Grant (CUG) to allow temporary seasonal cattle grazing to occur at the subject property, 
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8420 SE Frontage Road. The property encompasses approximately 60 acres and is zoned General 

Commercial (GC) and is located within the Corridor Activity Center (CAC), as identified in the 

Town’s Intergovernmental Agreement with the City of Fort Collins pertaining to development of 

the I-25/SH 392 interchange.  

 

 The applicant’s proposal includes: 

• approximately fifteen (15) animal units on approximately 60 acres; 

• a domestic water tank for the cattle; and 

• the use of cattle grazing on the property for approximately four (4) months per year. 
 

 At the October 7, 2015 Planning Commission meeting, neither the applicant nor a 

representative were present to answer the Planning Commission and public’s questions and 

concerns. There were approximately 10 neighbors in attendance at the meeting and they were 

split on support or opposition to the conditional use grant as presented.  

 

Neither the Comprehensive Plan nor the Vision 2025 Document address specific conditions of 

this conditional use grant request.   

 

At their October 7, 2015 regular meeting, the Planning Commission continued this agenda item 

to their October 21, 2015 regular meeting, due to neither the applicant nor a representative 

being in attendance. 

 

Staff’s recommendation at the October 7, 2015 Planning Commission meeting was to forward to 

the Town Board a recommendation of approval of the conditional use grant, subject to the four 

conditions outlined in Staff’s memo.   

   

 Mr. Rose inquired as to why the IGA does not apply to this activity. 

  Mr. Olhava inquired if Mr. Rose was implying to the use of the property.  

  

 Mr. Rose confirmed and inquired if it is because it is not a permanent use. 

Mr. Olhava stated that is correct.  The application was forwarded to the City of Fort 

Collins and they returned no comments.   

 

 Mr. Rose inquired how it all works if it is not a permitted use under the IGA.  

Mr. Ballstadt stated the IGA does speak to development of the property but this is being 

looked at as more of an interim use and didn’t consider it development to the property.   

 

Mr. Adams inquired as to how this relates to a previous issue of not having over six animals on a 

property.  

Mr. Olhava stated that was a temporary use on a different property with different 

circumstances.  That property would have to be looked at separately.  

 

 Mr. Baker inquired if this will be a three year term.  

Mr. Olhava stated staff’s recommendation to the Planning Commission was for a three 

year term on the Conditional Use Grant (CUG) which is similar to a lot of CUG’s.  

 

 Mr. Baker inquired if a yearlong term could be done.  
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  Mr. Olhava stated that could be done.  

 

 Mr. Baker inquired if the area could be a smaller area.  

  Mr. Olhava stated that is something that could be considered.   

 

Allan Fegley, 8325 South Louden Crossing Court, Windsor, CO   

Mr. Fagley stated the land had been used in the past by a rancher that grazed a lot more than 15 

cows at a time.  Mr. Fegely stated the cow manure has never been an issue but the weed 

control on the property is his main concern as well as the prairie dog population that is moving 

into the neighborhood.  Mr. Fegley requests that if the CUG is approved, to stress weed control.   

 

Chris Behnke, 4926 Broadmoor Court, Windsor, CO  

Ms. Behnke stated she has no problem with cattle but is concerned with the weeds that have 

grown and not been contained.   

 

Town Board Member Bishop-Cotner motioned to table the public hearing to October 26, 2015; 

Town Board Member Adams seconded the motion.  Roll call on the vote resulted as follows: 

Yeas –Rose, Morgan, Melendez, Bishop-Cotner, Adams, Baker; Nays- None; Motion passed. 

 

 

6. Conditional Use Grant to allow temporary agricultural uses for seasonal cattle grazing in the 

General Commercial (GC) zone district, located at 8420 SE Frontage Road – Doug Moreland, 

Manager, Downsmore, LLC., applicant 

• Quasi-judicial action 

• Staff presentation:   Josh Olhava, Associate Planner 

 

Town Board Member Bishop-Cotner motioned to table item C.6 to October 26, 2015 after the 

conclusion of the public hearing; Town Board Member Morgan seconded the motion.  Roll call 

on the vote resulted as follows: Yeas –Rose, Morgan, Melendez, Bishop-Cotner, Adams, Baker; 

Nays- None; Motion passed. 

 

 

7. Ordinance No. 2015-1509 -  An Ordinance Repealing Article 9.5 of Chapter 16 of the Windsor 

Municipal Code Concerning Election and Ideological Signs 

• First reading 

• Legislative action 

• Staff presentation: Ian D. McCargar, Town Attorney 

 

Town Board Member Bishop-Cotner motioned to approve Ordinance No. 2015-1509 - An 

Ordinance Repealing Article 9.5 of Chapter 16 of the Windsor Municipal Code Concerning 

Election and Ideological Signs; Town Board Member Adams seconded the motion.  

 

Town Attorney Ian McCargar stated in light of recent case law out of the United States Supreme 

Court, we are recommending repeal of the Town’s Election Sign Code.  The Election Sign Code 

clarified our regulation of a particular type of signage, the intent of which was to provide 

guidance to the community.  In June of this year, the U.S. Supreme Court issued its decision in 

Reed vs. City of Gilbert, Arizona, in which the Court strongly disapproved of sign regulations 
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based on sign content.  Considering that our Election Sign Code is entirely driven by the content 

of the sign (election messages, ideological messages), we are recommending repeal of this 

portion of Chapter 16. 

 

Assuming final adoption of the attached Ordinance, we still have the ability to regulate signage 

in our right-of-way, which is the principle focus of sign code enforcement.  This regulatory 

aspect is content-neutral, and only focuses on the location of signs as otherwise provided in the 

Code. 

 

The Planning Department has requested a budget appropriation for a full review of the land use 

portions of the Code in 2016.  As part of that exercise, we will be looking at the Sign Code, and 

recommending amendments as needed.      

 

Approve and adopt the attached Ordinance Repealing Article 9.5 of Chapter 16 of the Windsor 

Municipal Code Concerning Election and Ideological Signs 

 

 Ms. Melendez inquired if Mr. McCargar could give an example for clarification. 

Mr. McCargar stated that under the election sign code, a sign that is intended to 

persuade the outcome of an election; either a ballot question or candidate election.   

 

 Mr. Adams stated he doesn’t understand the questions.      

Mr. McCargar stated if you vote yes, you are voting to repeal that portion of the 

municipal code that deals with election signs.  

 

Roll call on the vote resulted as follows: Yeas –Rose, Morgan, Melendez, Bishop-Cotner, Adams, 

Baker; Nays- None; Motion passed. 

 

 

D. COMMUNICATIONS 

 

1. Communications from the Town Attorney 

Mr. McCargar reported the Town of Windsor has settled the issue of immediate possession 

regarding the emanate domain case. Once an agreed deposit with the Registry of the Court is 

tendered, the engineering department and its contractor can step onto the property and continue 

work on the Law West Tributary Project.  The amount of compensation that is payable to the 

property owner from the Town of Windsor for the easement rights is still being debated and that 

will likely be resolved early next year.   

2. Communications from Town Staff  

Mr. Ballstadt reported there are some examples of project flow charts within the packets.  The 

planning department has been implementing new development review tracking software and 

gradually making those improvements with the vast majority of the credit going to Mr. Olhava. 

Essentially the flowcharts are step by step processes on the different types of applications the 

Planning Department works with.   

Mr. Melendez thanked the planning department for their work on the flow charts and 

would like hard copies when the documents are finalized.  

3. Communications from the Town Manager  



Town Board Minutes 

October 12, 2015 

Page 11 of 11 

 

 

Mr. Arnold informed the Town Board the individuals that wanted to participate in the 

neighborhood meeting were taken to the 2nd floor conference room.  A brief overview of how the 

process will take place was given to the individuals.    

4. Communications from Town Board Members 

None.            

 

E. ADJOURN 

Town Board Member Adams motioned to adjourn; Town Board Member Bishop-Cotner seconded the 

motion.  Roll call on the vote resulted as follows:   Yeas – Morgan, Melendez, Adams, Vazquez; Nays- 

None; Motion passed.    

 

The meeting was adjourned at 8:04 p.m. 

 

 

 

___________________________________ 

Krystal Eucker, Deputy Town Clerk  

 



 
 

M E M O R A N D U M 
 
Date: October 26, 2015 
To: Mayor and Town Board 
Via: Kelly Arnold, Town Manager 

Scott Ballstadt, AICP, Director of Planning 
From: Josh Olhava, Associate Planner 
Subject:  Resolution No. 2015-64 – A Resolution vacating a portion of a utility and 

drainage easement located in Tract A of the First Replat of Highland Meadows 
Subdivision 2nd Filing 

Item  #: B.2 
 
Background / Discussion: 
 
The applicant and property owner, Highland Meadows Community Association, represented by 
Ms. Marjorie Blixhavn, is requesting to vacate 330 square feet of the 80-foot utility and drainage 
easement to locate two sheds to be used to store landscape maintenance equipment. 
 
The attached Exhibit A describes and illustrates the easement to be vacated. The Town’s 
Engineering and Public Works Departments have signed the enclosed Exhibit B, disclaiming the 
Town’s interest in the easement, as have the other utility providers. 
 
 
Fiscal Impact:    None 
 
 
Relationship to Strategic Plan: N/A 
 
 
Recommendation:   Approval of Resolution No. 2015-64  
 
 
Attachments:    Resolution No. 2015-64 
    Exhibits A & B 
    Petition to Vacate 
  
 
 
 
 
 
 
pc: Highland Meadows Community Association, applicant 
 Ms. Marjorie Blixhavn, applicant’s representative 



TOWN OF WINDSOR 
 

RESOLUTION NO. 2015-64 
 
A RESOLUTION VACATING A PORTION OF A UTILITY AND DRAINAGE EASEMENT 
LOCATED IN TRACT “A” OF THE FIRST REPLAT OF HIGHLAND MEADOWS SUBDIVISION 
SECOND FILING IN THE TOWN OF WINDSOR, COLORADO 
 
WHEREAS, the Windsor Town Board has received from the affected property owner a petition to vacate 
a portion of the utility and drainage easement located in the Southwest portion of Tract “A” of the 
Highland Meadows Subdivision 2nd Filing, 1st Replat, in the Town of Windsor, Colorado (“Petition”); and  

 
WHEREAS, the Petition is attached hereto and incorporated herein by this reference as if set forth fully; 
and 
 
WHEREAS, by written acknowledgement, the Town of Windsor Engineering Department and Public 
Works Department have disclaimed any interest in the future use or continued maintenance of the portion 
of the utility and drainage easement which is the subject of the Petition; and  
 
WHEREAS, the Town Board has concluded that the portion of the utility and drainage easement which is 
the subject of the Petition is of no continuing use or benefit to the Town and, therefore, can be vacated 
without injury to the public interest. 

 
NOW, THEREFORE, BE IT RESOLVED BY THE TOWN BOARD OF THE TOWN OF WINDSOR, 
COLORADO, AS FOLLOWS: 
 

1. The portion of the utility and drainage easement located in the Southwest portion of Tract 
“A” of the Highland Meadows Subdivision 2nd Filing, 1st Replat as shown on the attached 
Petition is without present or future value to the Town and should be vacated. 

 
2. The Town of Windsor has disclaimed any interest in the future use or continued maintenance 

of said portion of the utility and drainage easement described and outlined in said Petition. 
 

3. The Town hereby vacates the portion of the utility and drainage easement described on said 
Petition. 

 
Upon motion duly made, seconded and carried, the foregoing Resolution was adopted this 26th day of 
October, 2015. 
 
 
       TOWN OF WINDSOR, COLORADO   
 
  
       By:  _______________________________ 
         John S. Vazquez, Mayor 
 
 
ATTEST: 
 
__________________________________ 
Patti Garcia, Town Clerk 













 
 
Laptop Carts 

Request:​ Secure storage and charging of portable electronic devices by increasing the number of mobile laptop carts 
 
Detail: ​The community recognizes and supports the role that technology plays in preparing our students for today’s 
work and school environments. The district has recently purchased over 600 additional ChromeBooks in large part 
through generous donations from the community via the Weld RE-4 Educational Foundation, the Rotary Club of 
Windsor and each school’s Laps for Learning fundraiser. To protect and secure these new devices, the district plans to 
purchase five mobile laptop carts to supplement cart purchases already made by the schools. 
Laptop carts (5) $2,000 
 
Cost: ​$10,000 
 
Timeline:​ ​Immediate 

 
Wireless Coverage 

Request:​ Ensuring students' access to instructional resources and the Internet by bolstering wireless coverage and the 
number of wireless access points across the district 
 
Detail:​ The addition of so many devices presents a challenge to provide consistent, good, wireless access. In just a few 
short years, the district has gone from a couple hundred wireless devices to well over 3,000 wireless connections per 
day. Windsor High School already has wireless access points (WAPs) in almost every classroom, but our elementary 
schools only have WAPs in every-other classroom. The district plans to increase access by installing a WAP in every 
classroom across the district. 
Access Points (80) $715 
Wiring (80) $200 
 
Cost:​ $73,000 
 
Timeline: ​Soonest possible opportunity without interfering with instruction - no later than Spring Break 

 
Mitigating Power Interruptions 

Request:​ Improving the District's technology infrastructure to provide increased availability and performance including 
during power interruptions   

 
Detail: ​School operations have been significantly impacted by power outages several times during the past year 
(including two school cancellations). The district uses Uninterruptable Power Supply (UPS) systems to mitigate minor 
electrical inconsistencies and brief outages, but these systems are not sized to allow communications and data systems 
to continue to operate for an extended period of time. Funding would allow the district to install a higher capacity UPS at 
each school site and feed reliable power to the entire campus for several hours in the event of an outage. The district 
plans to purchase eight UPS systems and connect them to all of the wiring closets at each school. 
UPS systems (6)  $7,000 
UPS upgrades (2) $2,000 
Electrician (8) $2,000 
Monitoring Software $5,000 
 
Cost:​ ​$67,000 
 
Timeline:​ Immediate 



 
 

M E M O R A N D U M 
 

Date: October 26, 2015 
To: Mayor and Town Board 
Via: Kelly Arnold, Town Manager 
From: Scott Ballstadt, AICP, Director of Planning 
Subject: Ordinance No. 2015-1507 Amending Section 18-10-10 of the Windsor Municipal 

Code with respect to minimum standards governing the planning, laying out and 
installing or the making of additions, alterations and repairs in the installation of 
wiring apparatus and equipment for electric light, heat and power 

Item #s: C.2 
 
Discussion: 
 
In 2013, the Town adopted the 2012 International Building Codes by reference and concurrently 
adopted the 2011 National Electrical Code (NEC) by reference in Section 18-10-10 of the 
Municipal Code: 
 

Sec. 18-10-10. - Adoption of code by reference.  
Pursuant to state law, the National Electrical Code, 2011 Edition, as promulgated by the 
National Fire Protection Association, 1 Batterymarch Park, Quincy, MA 02169, is hereby 
adopted by reference as the Town Electrical Code as if set forth fully in this Article.  

 
However, the Colorado State Electrical Board requires municipalities to enforce the most current 
electrical code as adopted by the state, which is currently the 2014 NEC.  Therefore, the 
reference in the Municipal Code is currently dated and the proposed ordinance will correct this 
by excluding the reference to a specific edition of the code as follows: 
 

Sec. 18-10-10. - Adoption of code by reference.  
The rules and regulations adopted by the Colorado State Electrical Board pursuant to 
Section 12-23-104 (2), C.R.S., and as amended by the Colorado State Electrical Board 
from time to time, are hereby adopted as minimum standards governing the planning, 
laying out, and installing or the making of additions, alterations, and repairs in the 
installation of wiring apparatus and equipment for electric light, heat, and power in the 
Town of Windsor.  

 
It should be noted that the Town is currently enforcing the 2014 NEC pursuant to the state 
requirements.  This ordinance will ensure that the Municipal Code remains consistent in the 
future as newer editions of the NEC are adopted by the State of Colorado. 
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Conformance with Comprehensive Plan:  The proposed ordinance is consistent with the 
following Housing Goal of the Comprehensive Plan:   
Goals:  1 - Promote an adequate supply and variety of safe and economically achievable 
housing products to meet the current and future needs of the community. 
 
Conformance with Vision 2025:  The proposed ordinance is consistent with the Vision 2025 
Housing Quality and Diversity vision and goals. 
 
Relationship to Strategic Plan:  The proposed ordinance is consistent with Strategic Plan 
Goal #1A: “Promote safety and security” 
 
 
 
Recommendation: 
 
Approval of ordinance on second reading. 
 
 
 
 
 
 
Notification: 
 

 Notice of October 12, 2015 Town Board public hearing published in October 2, 2015 
Greeley Tribune 

 Notice of public hearing posted on Town website October 2, 2015 
 
 
 
Attachments:  Ordinance 
 
 
 
pc: Russ Weber, SAFEbuilt Building Official 
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TOWN OF WINDSOR 

 

ORDINANCE NO. 2015 - 1507 

 

AN ORDINANCE AMENDING SECTION 18-10-10 OF THE WINDSOR MUNICIPAL CODE 

WITH RESPECT TO MINIMUM STANDARDS GOVERNING THE PLANNING, LAYING 

OUT, AND INSTALLING OR THE MAKING OF ADDITIONS, ALTERATIONS, AND 

REPAIRS IN THE INSTALLATION OF WIRING APPARATUS AND EQUIPMENT FOR 

ELECTRIC LIGHT, HEAT, AND POWER WITHIN THE TOWN OF WINDSOR 

 

WHEREAS, the Town of Windsor (“Town”) is a Colorado home rule municipality, with all 

powers and authority vested under Colorado law; and 

 

WHEREAS, in 2013, the Town Board adopted by reference the International Building Code 

family (“IBC”); and 

 

WHEREAS, as part of the 2013 adoption of the IBC, the Town adopted by reference the 2011 

National Electrical Code (“NEC”), adoption of which was codified at Section 18-10-10 of the 

Windsor Municipal Code; and 

 

WHEREAS, since the 2013 adoption of the 2011 NEC, the Colorado State Electrical Board 

(“Electrical Board”) has adopted the 2014 NEC as the current minimum standard for electrical 

work throughout the State of Colorado; and 

 

WHEREAS, the Electrical Board is empowered to adopt rules and regulations applicable to the 

practice of the electrical trades, which rules and regulations represent an ongoing body of up-to-

date standards for electrical work; and 

 

WHEREAS, in order to bring consistency to the application of minimum standards for electrical 

work in Windsor, the Director of Planning has recommended that this Ordinance be adopted, the 

result of which will be an ongoing application of statewide electrical standards adopted by the 

Electrical Board to work performed in Windsor; and 

 

WHEREAS, the Town Board has given due consideration to the recommendation of staff and the 

interests of the public; and 

 

WHEREAS, the Town Board adopts this Ordinance to protect the public health, safety and 

welfare. 
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NOW, THEREFORE, BE IT ORDAINED BY THE TOWN BOARD OF THE TOWN OF 

WINDSOR, COLORADO, AS FOLLOWS: 

 

Section 18-10-10 is hereby repealed, amended and re-adopted to read as follows: 

 

The rules and regulations adopted by the Colorado State Electrical Board pursuant to 

Section 12-23-104 (2), C.R.S., and as amended by the Colorado State Electrical Board 

from time to time, are hereby adopted as minimum standards governing the planning, 

laying out, and installing or the making of additions, alterations, and repairs in the 

installation of wiring apparatus and equipment for electric light, heat, and power in the 

Town of Windsor.  

 

Introduced, passed on first reading, and ordered published this 12
th

 day of October, 2015. 

 

    TOWN OF WINDSOR, COLORADO 

          

    By______________________________ 

         John S. Vazquez, Mayor 

ATTEST: 

 

____________________________ 

Patti Garcia, Town Clerk 

 

Introduced, passed on second reading, and ordered published this 26
th

 day of October, 2015. 

 

    TOWN OF WINDSOR, COLORADO 

          

    By______________________________ 

        John S. Vazquez, Mayor 

ATTEST: 

 

_____________________________ 

Patti Garcia, Town Clerk 



 
 

M E M O R A N D U M 
 

Date: October 26, 2015 
To: Mayor and Town Board 
Via: Kelly Arnold, Town Manager 
From: Scott Ballstadt, AICP, Director of Planning 
Subject: Ordinance No. 2015-1508 Amending Section 18-3-10 of the Windsor Municipal 

Code with respect to exceptions for building permit issuance 
Item #s: C.3 
 
Discussion: 
 
The proposed ordinance will correct conflicting building height allowances in the Municipal 
Code.  Section 16-8-30 of the Municipal Code zoning regulations allows for accessory buildings 
no larger than one hundred twenty (120) square feet and no taller than eight (8) feet in height to 
be installed without requiring a building permit as follows, in part (maximum height shaded for 
emphasis): 
 

Section 16-8-30. Accessory uses and structures. 
(d)   Accessory buildings which are not any larger than one hundred twenty (120) square 
feet in area, as measured around the perimeter of the building, and do not exceed eight 
(8) feet in height, as measured as the vertical distance from the ground level adjacent to 
the structure to the highest point of the roof surface, shall be permitted without a building 
permit. Accessory buildings which have dimensions in excess of either or both of these 
requirements shall conform to the location requirements of the zoning district in which 
the building is located and shall be required to have a building permit… 

 
The aforementioned eight (8) foot maximum height in the zoning code is consistent with Section 
18-2-10 of the Municipal Code which adopts the Town’s amendments to the International 
Building Code (IBC) as follows (maximum height shaded for emphasis): 
  

Sec. 18-2-10. - Adoption of International Building Code.  
Pursuant to state law, the International Building Code, 2012 Edition, as published by the 
International Code Council, 500 New Jersey Avenue, NW, 6th Floor, Washington, DC 
20001, Chapters 1 through 35 inclusive and Appendix Chapter I, is hereby adopted by 
reference as the Town Building Code as if fully set forth fully herein, with the additions, 
deletions, insertions and changes as follows:  

(6)    IBC Section 105.2 (Work exempt from permit) is amended as follows: 

a.     Deleting Exception #1 and replacing it with: 

"One-Story detached accessory structures used as tool and storage sheds, 
playhouses and similar uses, provided the floor area does not exceed 120 
square feet and the roof height does not exceed 8 feet above grade measured 
from a point directly outside the exterior walls of the structure."  

However, when the Town approved Ordinance No. 2013-1452 adopting Windsor’s amendments 
to the building codes, the amendments referring to storage sheds exempt from building permits 
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differed between the IBC and the International Residential Code (IRC).  While the IBC 
amendment refers to a height of eight (8) feet, the IRC amendment refers to a height of ten (10) 
feet, as follows (maximum height shaded for emphasis): 

 
Sec. 18-3-10. - Adoption of code by reference.  
Pursuant to state law, the International Residential Code, 2012 Edition, as published by 
the International Code Council, 500 New Jersey Avenue, NW, 6th Floor, Washington, 
DC 20001, Chapters 1 through 43 inclusive and Appendix Chapters G and H, is hereby 
adopted by reference as the Town Residential Building Code as if set forth fully herein, 
with the additions, deletions, insertions and changes as follows:  

  (3)   IRC Section R105.2 (Work exempt from permit) is amended as follows: 

a.     Exception #1 is deleted and replaced with: 

"One-Story detached accessory structures used as tool and storage sheds, 
playhouses and similar uses, provided the floor area does not exceed 120 
square feet and the roof height does not exceed 10 feet above grade measured 
from a point directly outside the exterior walls of the structure."  

Therefore, this ordinance will simply update Section 18-3-10 to refer to a maximum roof height 
of eight (8) feet to be consistent with Sections 16-8-30 and 18-2-10 of the Municipal Code. 
 
Conformance with Comprehensive Plan:  The proposed ordinance is consistent with the 
following Housing Goal of the Comprehensive Plan:   
Goals:  1 - Promote an adequate supply and variety of safe and economically achievable 
housing products to meet the current and future needs of the community. 
 
Conformance with Vision 2025:  The proposed ordinance is consistent with the Vision 2025 
Housing Quality and Diversity vision and goals. 
 
Relationship to Strategic Plan:  The proposed ordinance is consistent with Strategic Plan 
Goal #1A: “Promote safety and security” 
 
Recommendation: 
 
Approval of ordinance on second reading. 
 
Notification: 
 

 Notice of October 12, 2015 Town Board public hearing published in October 2, 2015 
Greeley Tribune 

 Notice of public hearing posted on Town website October 2, 2015 
 
Attachments:  Draft ordinance 
 
pc:  Russ Weber, SAFEbuilt Building Official 
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TOWN OF WINDSOR 

 

ORDINANCE NO. 2015 - 1508 

 

AN ORDINANCE AMENDING SECTION 18-3-10 OF THE WINDSOR MUNICIPAL CODE 

WITH RESPECT TO EXCEPTIONS FOR BUILDING PERMIT ISSUANCE 

 

WHEREAS, the Town of Windsor (“Town”) is a Colorado home rule municipality, with all 

powers and authority vested under Colorado law; and 

 

WHEREAS, in 2013, the Town Board adopted by reference the International Building Code 

family (“IBC”), which included the International Residential Code and International Building 

Code; and 

 

WHEREAS, as part of the 2013 adoption of the IBC, certain exceptions to building permit 

issuance were incorporated into the Windsor Municipal Code; and 

 

WHEREAS, through experience and further familiarity with the IBC, staff has discovered an 

inconsistency between the provisions of the International Building Code and the International 

Residential Code with respect to exceptions to building permit issuance; and 

 

WHEREAS, in order to bring consistency and fairness to the provisions of the IBC with respect 

to building permit issuance, staff has recommended that this Ordinance be adopted; and 

 

WHEREAS, the Town Board has given due consideration to the recommendation of staff and the 

interests of the public; and 

 

WHEREAS, the Town Board adopts this Ordinance to protect the public health, safety and 

welfare. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE TOWN BOARD OF THE TOWN OF 

WINDSOR, COLORADO, AS FOLLOWS: 

 

Section 18-3-10 (3) (a) is hereby repealed, amended and re-adopted to read as follows: 

 

a.     Exception #1 is deleted and replaced with: 

 

"One-Story detached accessory structures used as tool and storage sheds, playhouses and 

similar uses, provided the floor area does not exceed 120 square feet and the roof height 
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does not exceed 8 feet above grade measured from a point directly outside the exterior 

walls of the structure."  

 

Introduced, passed on first reading, and ordered published this 12
th

 day of October, 2015. 

 

    TOWN OF WINDSOR, COLORADO 

          

    By______________________________ 

         John S. Vazquez, Mayor 

ATTEST: 

 

____________________________ 

Patti Garcia, Town Clerk 

 

Introduced, passed on second reading, and ordered published this 26
th

 day of October, 2015. 

 

    TOWN OF WINDSOR, COLORADO 

          

    By______________________________ 

        John S. Vazquez, Mayor 

ATTEST: 

 

_____________________________ 

Patti Garcia, Town Clerk 



 
 

 

M E M O R A N D U M 
 

Date: October 26, 2015 
To: Mayor and Town Board 
Via: Regular meeting materials 
From: Ian D. McCargar, Town Attorney 
Re: Ordinance repealing Town Election Sign Code 
Item #: C.4. 
 
Background / Discussion: 
 
In light of recent case law out of the United States Supreme Court, we are recommending 
repeal of the Town’s Election Sign Code, adopted in 2009 and codified in Article 9.5 of Chapter 
16.  The Election Sign Code clarified our regulation of a particular type of signage, the intent of 
which was to provide guidance to the community.  In June of this year, the U.S. Supreme Court 
issued its decision in Reed vs. City of Gilbert, Arizona, in which the Court strongly disapproved 
of sign regulations based on sign content.  Considering that our Election Sign Code is entirely 
driven by the content of the sign (election messages, ideological messages), we are 
recommending repeal of this portion of Chapter 16. 
 
Assuming final adoption of the attached Ordinance, we still have the ability to regulate signage 
in our right-of-way, which is the principle focus of sign code enforcement.  This regulatory 
aspect is content-neutral, and only focuses on the location of signs as otherwise provided in the 
Code. 
 
The Planning Department has requested a budget appropriation for a full review of the land use 
portions of the Code in 2016.  As part of that exercise, we will be looking at the Sign Code, and 
recommending amendments as needed.   
 
There have been no changes to the ordinance since first reading on October 12, 2015.    
 
Recommendation: 
 
Approve and adopt the attached Ordinance Repealing Article 9.5 of Chapter 16 of the Windsor 
Municipal Code Concerning Election and Ideological Signs on second reading. 
 
Attachments:  
 
Ordinance No. 2015-1509 – An Ordinance Repealing Article 9.5 of Chapter 16 of the Windsor 
Municipal Code Concerning Election and Ideological Signs 







 
 

 

M E M O R A N D U M 
 

Date: October 26, 2015 
To: Mayor and Town Board 
Via: Regular meeting materials, October 26, 2015 
From: Ian D. McCargar, Town Attorney 
Re: Repeal of temporary signs for residential lot sales 
Item #: C.5. 
 
Background / Discussion: 
 
The attached Ordinance Repealing Section 16-9-190 of the Windsor Municipal Code 
Concerning Permit Requirements for Temporary Advertising Intended to Promote Residential 
Development is a companion to Item C-3, and is presented for the same reason.  Code Section 
16-9-190 was added during the economic downturn to facilitate lagging residential lot sales.  
Aside from having limited relevance in the current economic climate, the content-based nature 
of this regulation runs afoul of the Supreme Court’s decision in Reed vs. Town of Gilbert, 
Arizona.  In order to preserve the remainder of our sign code, the repeal of the residential lot 
sales language is advised.   
 
These sign code repeal measures are presented separately to assure clarity of the record. 
 
Staff has requested an appropriation to fund a full-scale review of the Town’s land use code in 
2016 and 2017, which will give us the opportunity to examine sign regulations as a whole. 
 
Recommendation: 
 
Adopt the attached Ordinance Repealing Section 16-9-190 of the Windsor Municipal Code 
Concerning Permit Requirements for Temporary Advertising Intended to Promote Residential 
Development 
 
Attachments:  
 
Ordinance No. 2015-1510 - Ordinance Repealing Section 16-9-190 of the Windsor Municipal 
Code Concerning Permit Requirements for Temporary Advertising Intended to Promote 
Residential Development 
 



TOWN OF WINDSOR 

 

ORDINANCE NO. 2015 - 1510 

 

AN ORDINANCE REPEALING SECTION 16-9-190 OF THE WINDSOR MUNICIPAL CODE 

CONCERNING PERMIT REQUIREMENTS FOR TEMPORARY ADVERTISING 

INTENDED TO PROMOTE RESIDENTIAL DEVELOPMENT 

 

WHEREAS, the Town of Windsor (“Town”) is a Colorado home rule municipality, with all 

powers and authority vested under Colorado law; and 

 

WHEREAS, the Town of Windsor regulates signs on a content-neutral basis in Article 9 of 

Chapter 16 (“Sign Code”); and 

 

WHEREAS, Section 16-9-190 was added to the Sign Code in 2011 to allow for signs intended to 

promote residential development during the then-effective economic downturn, and created 

special rules applicable to those types of signage; and 

 

WHEREAS, recent case law has called into question the constitutionality of sign code 

distinctions based on content; and 

 

WHEREAS, the Town of Windsor desires to maintain the constitutionality and enforceability of 

its sign regulations and remain content-neutral, therefore the Town Board should consider 

repealing Section 16-9-190 of the Windsor Municipal Code, and thereafter rely upon the 

provisions of Chapter 16, Article 9 for sign regulation;  

 

WHEREAS, the repeal of Section 16-9-190 of the Windsor Municipal Code will simplify the 

regulation and enforcement of signage, resulting in increased efficiency and consistency over 

time.  

 

NOW THEREFORE, BE IT ORDAINED BY THE TOWN BOARD OF THE TOWN OF 

WINDSOR, COLORADO, AS FOLLOWS: 

 

 Section 16-9-190 of the Windsor Municipal Code is hereby repealed in its entirety. 

 



2 

 

Introduced, passed on first reading, and ordered published this 26
th

 day of October, 2015. 

 

TOWN OF WINDSOR, COLORADO 

 

By___________________________ 

        John S. Vazquez, Mayor 

ATTEST: 

 

_____________________________ 

Patti Garcia, Town Clerk 

 

Introduced, passed on second reading, and ordered published this 9
th

 day of November, 2015. 

 

TOWN OF WINDSOR, COLORADO 

 

By___________________________ 

        John S. Vazquez, Mayor 

ATTEST: 

 

_____________________________ 

Patti Garcia, Town Clerk 

 

 



   
 

 JAMES M. MOCK, PLLC  

 ATTORNEY AT LAW 

P.O. BOX 11196 

BOULDER, COLORADO  80301 

1919 8TH STREET, SUITE 204 

BOULDER, COLORADO 

 

TELEPHONE:  303-915-3289 

E-MAIL:  JIM@MOCKLAWOFFICE.COM 

 

 
MEMORANDUM 

October 15, 2015 

 

TO: 
 
 

CC: 

Town Board 
           Town of Windsor 

 

Kelly Arnold, Town Manager 
Ian McCargar, Town Attorney 

Town of Windsor 

 

FROM James M. Mock 

RE: Final Review of Service Plan For East Fossil Creek Ranch Metropolitan 

District Nos. 1-2 

 

I have reviewed the Service Plan dated October 8, 2015 for the above-referenced 
metropolitan districts proposed to be organized within the Town, and I have discussed it 
in detail with Town Staff.  Based on this Service Plan’s high level of compliance with the 
Town’s revised Model Service Plan and Code provisions, I recommend Town Board 

approval of the Ordinance before you.  This memo provides some background context 
and then provides the applicable review criteria for your consideration in determining 
whether to approve the Ordinance.  A summary of the Service Plan is included in the 
attached Appendix 1 incorporated into this memo by reference.   

Background 

The metropolitan districts governed by the Service Plan and the Intergovernmental 
Agreement are related to the 252 acre Fossil Creek Ranch project located west of and 
adjacent to Larimer County Road 5 and south and adjacent to Larimer Country Road 
34C.  The Service Plan was submitted in early September.  I reviewed it against the text 
of the Town’s revised Model Service Plan and against Town Code Chapter 19 (Special 
Districts) approved by the Town Board in late August.  I communicated the findings and 
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recommendations of my review to Town Staff and, then, to the proponents of the 
Districts.  Our comments have been adopted over the course of two subsequent drafts into 
the Service Plan and IGA before you.  Our work in bringing the Service Plan and IGA to 
this point was completed by early October.   

Service Plan Approval Criteria 

Based on my review of the Service Plan, it is my conclusion that the Town Board can 
reasonably find that the Service Plan meets or exceeds each of the Special District Act’s 
and Town’s four criteria for approval.  Those criteria are:   

a. There is sufficient existing and projected need for continued organized 
service in the area to be served by the Districts; 

b. The existing service in the area to be served by the Districts is not adequate 
for present and projected needs; 

c. The Districts are capable of providing economical and sufficient services to 
the area they intend upon serving;  

d. The area to be included within the Districts has, or will have the financial 
ability to discharge the proposed indebtedness on a reasonable basis. 

Reference is made to the Service Plan (including Exhibits) and the attached Appendix 1 
for substantiation of these criteria.  A representative from the proponent is also expected 
to be in attendance on at the Town Board meeting on October 26 to address any further 
questions or provide any additional requested detail.  I will also be in attendance at the 
October 26 meeting, and I look forward to addressing any questions that may arise.   
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Appendix 1 

Summary of East Fossil Creek Ranch Metropolitan District Nos. 1-2 Service Plan 

 

Summary of Factual Information 

1. The Project is west of and adjacent to Larimer County Road 5 and south and adjacent to 
Larimer County Road 34C. 

2. All property is currently located within Town of Windsor boundaries (per Service Plan).   

3. It is expected that the Districts will serve residential development.  If the Inclusion Area 
is incorporated into either of the Districts, it is expected that the Districts will also serve 
multi-family and/or commercial development.   

4. Total Project area:  252 acres (83 acres initially plus 169 acre Inclusion Area). 

5. 292 single family units in initial boundaries; Inclusion Area estimated to have 400 multi-
family units and 650,000 sf of commercial space.   

6. Maximum Debt Authorization:  $16,280,000.     

7. The Inclusion Area overlaps with the area anticipated to be part of a West Fossil Creek 
Metro District (which possible District will be the subject of a Service Plan expected to 
be submitted to the Town in the future).  The Service Plan includes provisions that 
prevent a scenario where property is included in both the East and West Districts.   

8. The estimated costs of organizing the Districts and initial operations is $75,000.  This 
number is on the low side of Service Plans I have reviewed for the Town.   

9. V.D.  The following proposed “demonstrated public benefit” is consistent with similar 
enhancements provisions approved by the Town Board:   

Formation of the Districts is expected to provide enhanced amenities for residents that 
would otherwise be unavailable.  The Project may include a pool and miniature golf 
course at a community clubhouse along with enhanced landscaping and streetscaping 
throughout the Service Area.  The Project will include open space and fencing, irrigation, 
and streetscaping improvements within the Service Area, and will stimulate the 
development of a significant area of commercial and residential development along the I-
25 Corridor and within the Town.  The Project may also include regional trail 
connections from the Districts’ Service Area to the regional Poudre River Trail Corridor 
further enhancing the regional and sub-regional benefit of the Project.   
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Public Improvements for the Districts also include offsite improvements to adjacent 
roadways and intersections along County Road 5 and County Road 34C to improve 
traffic flow and improve access to I-25 from the Districts’ Service Area and from the 
Town. 

10. Exhibits A-C are prepared by Northern Engineering, are well developed, and comply 
with the requirements of the Town Code’s special district provisions.  I have not tracked 
or checked the legal descriptions for accuracy; that responsibility falls to the proponents 
of the Districts.   

11. Exhibit D (Preliminary Infrastructure Plan) appears to be comprehensive and is prepared 
in conformance with the Town Code and Model Service Plan requirements.  The 
estimated costs of Public Improvements is $25,214,580.  As part of that amount, the PIP 
contemplates expenditures of approximately $1.5 Million for open space improvements.   

12. Exhibit E (Map Depicting Public Improvements) appears to be well developed.  The Map 
indicates the Districts will improve CR 5 and CR 34, with interior roads to be improved 
by the Districts and conveyed to the Town.   

13. Exhibit F (Financial Plan) has been prepared by Stifel, Nicolaus & Company, 
Incorporated, and it is generally in compliance with the Code.  It includes the following 
assumptions (which are subject to change generally without approval of the Town): 

a. Estimated assessed value in 2027 (reflecting full build-out in 2025):  $32,912,951 

b. Single Family units are expected to be completed starting in 2018 with full build-
out in 2021. 

c. Three series of bonds issued every other year commencing in 2019   

d. Total face amount of bonds:  $16,280,000 

 

Summary of Changes from Model Service Plan 

The following items have been added to the Service Plan and IGA and are not included in 
the Model Service Plan.  Staff and I support these additions:  

14. V.A.8: Consolidation Limitation:  The Districts may be consolidated with one another, 
with written notice to but without the prior consent of the Town, to accomplish the 
objectives set forth herein, and the consolidation thereof will not constitute a material 
modification of this Service Plan. 
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15. V.A.10 Capital Improvements Fee:  The Districts are authorized to impose a Capital 
Improvements Fee of $0.80/sf on commercial property.   

 

16. Section VI.K. Urban Renewal Authorities.  The proponents requested a limitation on the 
Town’s ability to include the project within the boundaries of an urban renewal authority.  
Town Staff proposed the following language, which has been included in the Service 
Plan:   

The Districts’ tax revenues shall not be affected by any urban renewal authority 
overlapping any portion of the Districts, the formation of which is approved by the Town, 
unless the Districts, Town, and urban renewal authority have complied with the 
requirements of Section 31-25-107(9.5), C.R.S. 

17. Section X.  Service Plan Amendment:   

Upon request of the Districts to the Town Manager for a written determination as 
described above, the Districts may publish notice of its intent to undertake actions as 
authorized by Section 32-1-207(3)(b), C.R.S., provided that the Districts may proceed 
with the desired activities only after receipt of written approval from the Town. 

 



 

TOWN OF WINDSOR 

ORDINANCE NO. 2015 - 1511 

AN ORDINANCE OF THE TOWN BOARD OF THE TOWN OF WINDSOR, COLORADO 

APPROVING A CONSOLIDATED SERVICE PLAN FOR THE EAST FOSSIL CREEK 

RANCH METROPOLITAN DISTRICT NOS. 1-2 AND AUTHORIZING THE EXECUTION 

OF AN INTERGOVERNMENTAL AGREEMENT BETWEEN THE TOWN AND THE 

DISTRICTS 

WHEREAS, the Town of Windsor, Colorado (the “Town”) is a home rule municipality duly 

organized and existing under Article XX of the Colorado Constitution; and 

WHEREAS, the members of the Windsor Town Board (the “Town Board”) have been duly 

elected, chosen and qualified; and 

WHEREAS, Three T Investments, LLLP, a Colorado limited liability limited partnership, 

SPfister, LLC, a Colorado limited liability company, and Burnette/Young Investments, a 

Colorado general partnership (collectively, the “Developer”) are the owners of certain real 

property referred to for land use planning purposes as the Fossil Creek Ranch single family unit 

residential planned unit development  (the “Property”); and 

WHEREAS, pursuant to the provisions of the Special District Control Act, Part 2 of Article 1 of 

Title 32, C.R.S., on October 8, 2015, the Developer formally filed a Consolidated Service Plan 

(the “Service Plan”) for the proposed East Fossil Creek Ranch Metropolitan District Nos. 1-2 

(the “Districts”) with the Town; and 

WHEREAS, after duly posting and publishing notice, the Town Board considered the Service 

Plan for first reading at its October 26, 2015, regular meeting; and 

WHEREAS, at the October 26, 2015, regular meeting the Town Board took testimony from staff, 

the Developer, and the general public; and 

WHEREAS, pursuant to Article XV of the Town of Windsor Home Rule Charter (the “Town 

Charter”) and Chapter 19, Article 1 of the Windsor Municipal Code (“Special District 

Ordinance”), the Town Board has full authority to approve by ordinance service plans for 

metropolitan districts within the Town; and 

WHEREAS, the Town Board has fully considered the Service Plan and desires to approve it 

subject to the findings set forth herein; 

WHEREAS, the Town Board further finds it is in the best interests of the citizens of Windsor to 

authorize the appropriate Town officials to enter into an intergovernmental agreement with the 

Districts in substantially the form as that attached as Exhibit G to the Service Plan. 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF THE TOWN OF WINDSOR, 

COLORADO: 



 

Section 1. The Town Board adopts the forgoing recitals as findings and conclusions 

of the Board.  

Section 2. The Town Board hereby determines that the Service Plan contains all of 

the information required by C.R.S. § 32-1-202(2). 

Section 3. The Town Board hereby determines that all of the jurisdictional and other 

requirements of the Special District Ordinance and the Town Charter have been fulfilled, 

including those relating to the filing and form of the Service Plan and that notice of the public 

meetings on this Ordinance was given in the time and manner required by law and the Town 

Charter. 

Section 4. Pursuant to C.R.S. § 32-1-204.5, and based upon the information 

contained within the Service Plan and evidence presented to the Town Board, the Town Board 

hereby finds and determines pursuant to C.R.S. § 32-1-203(2), and Section 10 of the Special 

District Ordinance, as follows: 

A. There is sufficient existing and projected need for organized service in the area to 

be served by the Districts. 

B. The existing service in the area to be served by the Districts is inadequate for 

present and projected needs within the Development. 

C. The Districts are capable of providing economical and sufficient service to the 

area within their proposed boundaries. 

D. The area to be included in the Districts will have the financial ability to discharge 

the proposed indebtedness on a reasonable basis. 

E. Formation of the Districts enables the underlying project to result in a 

demonstrated public benefit. 

Section 5. The Service Plan of the proposed Districts dated October 2, 2015, and 

attached hereto as Exhibit A, shall be and is hereby approved. 

Section 6. The Town Clerk is hereby directed to provide the Developer with a 

certified copy of this Ordinance for the purpose of filing the same with the District Court of 

Larimer County. 

Section 7. This Ordinance shall take effect as provided in the Town Charter 

Section 8. The officers of the Town are authorized and directed to take all action 

necessary or appropriation to effectuate the provisions of this Ordinance. 

Section 9. The Town Manager and Town Attorney are hereby authorized to enter 

into negotiations, on behalf of the Town of Windsor, with respect to an Intergovernmental 

Agreement between the Town of Windsor, Colorado and the East Fossil Creek Ranch 

Metropolitan Districts Nos. 1-2 in the form substantially identical to Exhibit G to the Service 



 

Plan, which Intergovernmental Agreement shall take effect only upon approval by resolution 

formally adopted by the Town Board. 

Introduced, passed on first reading, and ordered published this 26
th

 day of October, 2015. 

 

    TOWN OF WINDSOR, COLORADO 

          

    By______________________________ 

         John S. Vazquez, Mayor 

ATTEST: 

 

____________________________ 

Patti Garcia, Town Clerk 

 

Introduced, passed on second reading, and ordered published this 9
th

 day of November, 2015. 

 

    TOWN OF WINDSOR, COLORADO 

          

    By______________________________ 

        John S. Vazquez, Mayor 

ATTEST: 

 

_____________________________ 

Patti Garcia, Town Clerk 
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I. INTRODUCTION 

A. Purpose and Intent. 

The Districts are intended to be independent units of local government, 
separate and distinct from the Town, and, except as may otherwise be provided for by 
State or local law or this Service Plan, their activities are subject to review by the Town 
only insofar as they may deviate in a material manner from the requirements of this 
Service Plan. It is intended that the Districts will provide a part or all of the Public 
Improvements for the use and benefit of all anticipated residents and taxpayers of the 
Districts. The primary purpose of the Districts will be to finance the construction of these 
Public Improvements. 

A multiple district structure is proposed in this Service Plan with District 
No. 1 serving as the Coordinating District and District No. 2 serving as a residential 
Financing District (or, with the Inclusion Area Boundaries, a mixed use Financing 
District). In order to assure delivery of the Public Improvements according to an 
Approved Development Plan, initial decision making is to be vested in the Project 
Developer through use of multiple districts. District No. 1 is proposed to be the 
Coordinating District, and is expected to coordinate the financing, construction and 
maintenance of all Public Improvements. District No. 2 is proposed to be the Financing 
District which is expected to include all or substantially all of the future development 
comprising the Project and provide the revenue to support the Districts Improvements 
and other services. The Coordinating District will be permitted to provide public service 
and facilities throughout the Districts pursuant to this Service Plan. Further, and 
notwithstanding the foregoing, the Districts may provide the Public Improvements and 
related services through any combination of Districts for the benefit of the property 
within the Service Area, subject to the limitations of this Service Plan. The Districts will 
consider from time-to-time whether they are eligible for inactive status under Section 32-
1-104, C.R.S., and whether opting into such status will provide a cost savings to the 
Districts. 

The Districts are not being created to provide ongoing operations and 
maintenance services other than as specifically set forth in this Service Plan. This 
Service Plan has been prepared in accordance with Article 1 of Chapter 19 of the Town 
Code. 

B. Need for the Districts. 

There are currently no other governmental entities, including the Town, 
located in the immediate vicinity of the Districts that consider it desirable, feasible or 
practical to undertake the planning, design, acquisition, construction installation, 
relocation, redevelopment, and financing of the Public Improvements needed for the 
Project. Formation of the Districts is therefore necessary in order for the Public 
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Improvements required for the Project to be provided in the most economic manner 
possible. 

C. 	Objective of the Town Regarding Districts' Service Plan. 

The Town's objective in approving the Service Plan for the Districts is to 
authorize the Districts to provide for the planning, design, acquisition, construction, 
installation, relocation, and redevelopment of the Public Improvements from the proceeds 
of a Debt Mill Levy to be imposed by the Districts. All Debt is expected to be repaid by 
taxes imposed and collected by the Districts at a property tax mill levy rate no higher than 
the limit set forth herein for the Debt Mill Levy and for a duration not to exceed the 
Maximum Debt Mill Levy Imposition Term, and from other legally available revenues, 
including but not limited to Capital Improvement Fees. Debt which is incurred within 
these parameters (as further described in the Financial Plan) will insulate property owners 
and property from excessive tax burdens to support the servicing of the Debt and will 
result in a timely and reasonable discharge of the Debt. Under no circumstances is the 
Town agreeing or undertaking to be financially responsible for the Debt or the 
construction of Public Improvements. 

This Service Plan is intended to establish a limited purpose for the Districts 
and explicit financial constraints that are not to be violated under any circumstances. The 
primary purpose is to provide for the Public Improvements associated with the Project 
and those regional improvements necessitated by the Project. Ongoing operational and 
maintenance activities are allowed, but only as specifically addressed in this Service Plan. 
In no case shall the mill levies imposed by the Districts on any property exceed the 
Maximum Aggregate Mill Levy. 

It is the intent of the Districts to dissolve upon payment or defeasance of all 
Debt incurred or upon a court determination that adequate provision has been made for 
the payment of all Debt. However, if the Districts have authorized operating functions 
under this Service Plan, or if by agreement with the Town it is desired that the Districts 
shall continue to exist, then the Districts shall not dissolve but shall retain only the power 
necessary to impose and collect taxes or Fees to pay for costs associated with said 
operations and maintenance functions and/or to perform agreements with the Town. 

The Districts shall be authorized to finance the Public Improvements that 
can be funded from Debt to be repaid from tax revenues collected from a mill levy 
(which shall not exceed the maximum Debt Mill Levy rate and which shall not exceed 
the Maximum Debt Mill Levy Imposition Term) and from Capital Improvement Fees and 
other legally available revenues. It is the intent of this Service Plan to ensure to the 
extent possible that, as a result of the formation and operation of the Districts, no taxable 
property bears a tax burden that is greater than the Maximum Aggregate Mill Levy in 
amount, even under bankruptcy or other unusual situations. Generally, the costs of 
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Public Improvements that cannot be funded within these parameters are not costs to be 
paid by the Districts. 

II. DEFINITIONS 

In this Service Plan, the following terms which appear in a capitalized format 
herein shall have the meanings indicated below, unless the context hereof clearly requires 
otherwise: 

Act: means the Special District Act, Article 1 of Title 32 of the Colorado Revised 
Statutes. 

Approved Development Plan: means a plan, development agreement, or other 
process established by the Town (including but not limited to approval of a final plat or 
PUD by the Town Board, subdivision improvement agreement, or issuance of a building 
permit) for identifying and authorizing, among other things, Public Improvements 
necessary for facilitating development of property within the Service Area as approved 
by the Town pursuant to the Town Code and as amended pursuant to the Town Code 
from time to time. 

Board: means the Board of Directors of a District. 

Capital Improvement Fee: has the meaning set forth in Section V(A)(10) below. 

Coordinating District: means District No. 1. 

Covenant Enforcement and Design Review Services: means those services 
authorized under Section 32-1-1004(8), C.R.S. 

Debt: means bonds, notes, contracts, or other financial obligations for the 
payment of which the Districts have pledged their general credit, promised to impose an 
ad valorem property tax mill levy, and/or have pledged District revenues. The terms do 
not include contracts through which the Districts procure or provide services or tangible 
personal property without the use of a multiple fiscal year financial obligation. 

Debt Mill Levy: means a mill levy imposed for payment of the costs of Public 
Improvements and incidental capitalized costs, whether such payment is made on a 
current funding basis or to defray Debt incurred to pay the costs of the Public 
Improvements. The Debt Mill Levy is further described in Section VI.C. below. 

District No. 1: means the East Fossil Creek Ranch Metropolitan District No. 1. 

District No. 2: means the East Fossil Creek Ranch Metropolitan District No. 2. 

Districts: means District No. 1 and District No. 2 collectively. 
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End User: means any owner, or tenant of any owner, of any taxable property 
within the Districts held as a dwelling or in connection with a business other than real 
estate development or construction within the Districts. By way of example, a 
homeowner, residential renter, commercial property owner, or commercial tenant is an 
End User. None of the following is an End User: a Project Developer; the business 
entity that constructs homes or commercial structures within the Project; and, a person 
who has filed (or should, in reasonable prudence, have filed) a conflict of interest 
disclosure with the Colorado Secretary of State pursuant to Section 24-18-110, C.R.S., on 
account of his or her business relationship with a Project Developer or other property 
owner within the District. 

External Financial Advisor: means a consultant that: (1) advises Colorado 
governmental entities on matters relating to the issuance of securities by Colorado 
governmental entities, including matters such as the pricing, sales and marketing of such 
securities and the procuring of bond ratings, credit enhancement and insurance in respect 
of such securities; (2) shall be an underwriter, investment banker, or individual listed as a 
public finance advisor in the Bond Buyer's Municipal Market Place; and (3) is not an 
officer or employee of the Districts or the Project Developer. 

Fees: means fees, rates, tolls, penalties and charges as authorized by the Special 
District Act. The imposition and use of Fees is limited by this Service Plan, including as 
set forth in Section V.(A).(10). 

Financial Plan: means the Financial Plan described in Section VI which is 
prepared by an External Financial Advisor (or a person or firm skilled in the preparation 
of financial projections for Colorado special districts) in accordance with the 
requirements of the Town Code. In the event the Financial Plan is not prepared by an 
External Financial Advisor, the Financial Plan is accompanied by a letter of support from 
an External Financial Advisor. 

Financing District: means, District No. 2. 

Inclusion Area Boundaries: means the boundaries of the area described in the 
Inclusion Area Boundary Map. 

Inclusion Area Boundary Maps: means the map attached hereto as Exhibits C-2 
describing property proposed for inclusion within the Districts in the future and/or for 
service through one or more additional districts, as further described in Section III below. 
All of such area is already contained within the municipal boundaries of the Town. 

Initial District Boundaries: means the boundaries of the area depicted in the Initial 
District Boundary Map. 
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Initial District Boundary Map: means the map attached hereto as Exhibit C-1 
describing the Districts' boundaries. 

Map Depicting Public Improvements: means the map or maps attached hereto as 
Exhibit E, showing the approximate expected location(s) of the Public Improvements 
listed in the Preliminary Infrastructure Plan. 

Maximum Aggregate Mill Levy: means the maximum total combined mill levy 
the Districts are permitted to impose on property for all purposes. The amount is set forth 
in Section VI.C. below. 

Maximum Debt Authorization: means the total Debt the Districts are permitted to 
incur as set forth in Section V.A.6. 

Maximum Debt Mill Levy Imposition Term: means the maximum term for 
imposition of the Debt Mill Levy on a particular property for purposes of paying the costs 
of the Public Improvements (as set forth in Section VI.D below). 

Operations and Maintenance Mill Levy: means a mill levy the Districts are 
permitted to impose on property for payment of general operating expenses, including 
administration, operations, and maintenance costs. The Operations and Maintenance Mill 
Levy shall not be levied to pay for Public Improvements or Debt. It is further described 
in Section VI.C. below. 

Preliminary Infrastructure Plan: means the Preliminary Infrastructure Plan 
described in Section V.B. which includes: (a) a preliminary list of the Public 
Improvements to be developed by the Districts; and (b) an estimate of the cost of the 
Public Improvements. 

Project: means the development or property referred to for land use planning 
purposes as the Fossil Creek Ranch single family unit residential planned unit 
development. If property within the Inclusion Area Boundaries is included in the 
Districts, the Project will expand to serve multi-family residential and/or commercial 
development. 

Project Developer: means a person undertaking the development of the Project 
and any individual or affiliated entity, such as a parent or subsidiary entity or entity under 
common control or ownership. The term also includes a master or limited developer and 
any successor developer. The current Project Developer and proponent of the Districts is 
Three T Investments, LLLP. 

Public Improvements: means a part or all of the improvements authorized to be 
planned, designed, acquired, constructed, installed, relocated, redeveloped and financed 
by the Districts as generally described in the Special District Act, except as specifically 
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limited in Section V below, to serve the future property owners and residents of the 
Service Area. 

Service Area: means the property within the Initial District Boundary Map and 
the Inclusion Area Boundary Map after such property has been included. 

Service Plan: means this service plan for the Districts approved by the Town 
Board. 

Service Plan Amendment: means an amendment to the Service Plan approved by 
the Town Board in accordance with applicable state law. 

Service Plan Intergovernmental Agreement: means the intergovernmental 
agreement entered into by the town and the Districts in substantially the form as attached 
hereto as Exhibit G. 

Special District Act: means Article 1 of Title 32 of the Colorado Revised Statutes, 
as amended from time to time. 

State: means the State of Colorado. 

TABOR: means article X, section 20 of the Colorado Constitution. 

Town: means the Town of Windsor, Colorado. 

Town Board: means the Town Board of the Town of Windsor, Colorado. 

Town Code: means the Town of Windsor Code and any regulations, rules, or 
policies promulgated thereunder, as the same may be amended from time to time. 

West Districts: means the potential future West Fossil Creek Ranch Metropolitan 
Districts to be created within the Inclusion Area Boundaries described in this Service 
Plan to serve a multi-family residential and commercial development. 

III. BOUNDARIES 

The area of the Initial District Boundaries includes approximately 83 acres and the 
total area proposed to be included in the Inclusion Area Boundaries is approximately 169 
acres. A legal description of the Initial District Boundaries is attached hereto as part of 
Exhibit A. A map of the Initial District Boundaries is attached hereto as Exhibit C-1. A 
map of the Inclusion Area Boundaries is attached hereto as Exhibit C-2. A vicinity map 
is attached hereto as Exhibit B. The Project Developer owns the property within the 
Initial District Boundaries. 

It is anticipated that the Districts' boundaries may change from time to time as 
inclusions and exclusions occur pursuant to Section 32-1-401, et seq., C.R.S., and Section 
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32-1-501, et seq., C.R.S., subject to the limitations set forth in this Service Plan. Property 
within the Inclusion Area Boundaries may be included into the boundaries of the Districts 
or may be the subject of a proposed Service Plan Amendment for the creation of one or 
more additional financing districts to serve such areas. 

The Project Developer also owns the property within the Inclusion Area 
Boundaries. Subject to approval by the Town Board, the Project Developer intends to 
organize one or more separate special districts for development of Public Improvements 
for the property located within the Inclusion Area Boundaries to be known as the West 
Fossil Creek Ranch Metropolitan Districts. Although it is anticipated that the Initial 
District Boundaries may change from time to time, inclusions and exclusions of property 
within the Inclusion Area Boundaries are subject to the limitations set forth in this 
Service Plan. If the West Districts are organized, it is expected that no property in the 
Inclusion Area Boundaries will be included into the Districts. Further, no property shall 
be included in either of the Districts if also within any of the West Districts. 

IV. PROPOSED LAND USE AND ASSESSED VALUATION 

The Initial District Boundaries consist of approximately 83 acres. The Service 
Area is planned to include residential area, which will be mixed use if the property in the 
Inclusion Area Boundaries is included in the Districts. The current assessed valuation of 
the Initial District Boundaries is $10,000 for this Service Plan and, at build out, is 
expected to be approximately $7,347,899, which amount is expected to be sufficient to 
reasonably discharge the Debt to be incurred by the Districts. The current assessed 
valuation of the Initial District Boundaries together with the Inclusion Area Boundaries is 
$12,500 for this Service Plan and, at build out, is expected to be approximately 
$32,265,144, which amount is expected to be sufficient to reasonably discharge the Debt 
to be incurred by the Districts in the event that property in the Inclusion Area Boundaries 
is included. The estimated population within the District Boundaries at build out is 
expected to be approximately 759 persons (292 single family residential units with an 
average of 2.6 residents each). The estimated population within the Inclusion Area 
Boundaries at build out is expected to be approximately 800 persons (400 multi-family 
family residential units with an average of 2.0 residents each). 

Approval of this Service Plan by the Town does not imply approval of the Project 
for development, nor does it imply approval of the number of residential units or the total 
site/floor area of commercial or industrial buildings which may be identified in this 
Service Plan or any of the exhibits attached thereto or any of the Public Improvements, 
unless the same is contained within an Approved Development Plan. 

(00461213.DOCX / 101 
	

7 



V. DESCRIPTION OF PROPOSED POWERS, IMPROVEMENTS, 
SERVICES, AND LIMITATIONS  

A. 	Powers of the Districts and Service Plan Amendment. 

The Districts shall have the power and authority to acquire, construct and 
install the Public Improvements within and without the boundaries of the Districts as 
such power and authority is described in the Special District Act, and other applicable 
statutes, common law and the State Constitution, subject to the limitations set forth 
herein. 

If, after the Service Plan is approved, the General Assembly grants new or 
broader powers for metropolitan districts, to the extent permitted by law any or all such 
powers shall be deemed to be a part hereof and available to or exercised by the Districts 
upon execution of a written agreement with the Town Board concerning the exercise of 
such powers, which agreement shall be approved subject to the Town Board's sole 
legislative discretion. Execution and performance of such agreement by the Districts 
shall not constitute a material modification of this Service Plan. 

1. Operations and Maintenance Limitation. The purpose of the 
Districts is to plan for, design, acquire, construct, install, relocate, redevelop and finance 
the Public Improvements. The Districts shall dedicate the Public Improvements to the 
Town or other appropriate jurisdiction in a manner consistent with the Approved 
Development Plan and applicable provisions of the Town Code. To the extent the Public 
Improvements are not accepted by the Town or other appropriate jurisdiction, the 
Districts shall be authorized to operate and maintain any part or all of the Public 
Improvements, provided that any increase in an operations mill levy beyond the limits set 
forth herein shall be subject to approval by the Town Board. 

2. Development Standards. The Districts will ensure that the Public 
Improvements are designed and constructed in accordance with the standards and 
specifications of the Town and of other governmental entities having proper jurisdiction, 
as applicable. The Districts directly or indirectly through the developer of the Project 
will obtain the Town's approval of civil engineering plans and will obtain applicable 
permits for construction and installation of Public Improvements prior to performing such 
work. Unless waived by the Town, the Districts shall be required, in accordance with the 
Town Code, to post a surety bond, letter of credit, or other approved development 
security for any Public Improvements to be constructed by the Districts in connection 
with a particular phase. Such development security shall be released when the Districts 
(or the applicable District furnishing the security) have obtained funds, through bond 
issuance or otherwise, adequate to insure the construction of the applicable Public 
Improvements, or when the improvements have been completed and finally accepted. 
Any limitation or requirement concerning the time within which the Town must review a 
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District proposal or application for an Approved Development Plan or other land use 
approval is hereby waived by the Districts. 

3. Privately Placed Debt Limitation. Prior to the issuance of any 
privately placed Debt, the Districts shall obtain the certification of an External Financial 
Advisor substantially as follows: 

We are [I am] an External Financial Advisor within the 
meaning of the District's Service Plan. 

We [I] certify that (1) the net effective interest rate 
(calculated as defined in Section 32-1-103(12), C.R.S.) to be 
borne by the District for the [insert the designation of the 
Debt] does not exceed a reasonable current [tax-exempt] 
[taxable] interest rate, using criteria deemed appropriate by us 
[me] and based upon our [my] analysis of comparable high 
yield securities; and (2) the structure of [insert designation of 
the Debt], including maturities and early redemption 
provisions, is reasonable considering the financial 
circumstances of the District. 

4. Inclusion and Exclusion Limitation. The Districts shall not include 
within their respective boundaries, any property outside of the Initial District Boundaries 
or the Inclusion Area Boundaries without the prior written consent of the Town Board. 
The boundaries of the Districts may be adjusted within the boundaries of the Service 
Area by inclusion or exclusion pursuant to the Act, provided that the following materials 
are furnished to the Town Planning Department: a) written notice of any proposed 
inclusion or exclusion is provided at the time of publication of notice of the public 
hearing thereon; b) an engineer's or surveyor's certificate is provided establishing that the 
resulting boundary adjustment will not result in legal boundaries for any District 
extending outside of the Service Area; and c) to the extent the resulting boundary 
adjustment causes the boundaries of the Districts to overlap, that any consent to such 
overlap required by Section 32-1-107, C.R.S. is furnished. Notwithstanding the 
preceding text, property located in an Inclusion Area may not be included into a District 
pursuant to Section 32-1-401(2)(a), C.R.S., i.e., all Inclusion Area property to be included 
within a District must be included pursuant to the consent of the fee owner or owners of 
one hundred percent of the property to be included. Inclusions or exclusions that are not 
authorized by the preceding text shall require the prior approval of the Town Board, and 
such approval shall not constitute a material modification of this Service Plan. 

5. Initial Debt Limitation. Prior to the effective date of approval of an 
Approved Development Plan relating to development within the Service Area, the 
Districts shall not incur any Debt. 
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6. Maximum Debt Authorization. The Districts shall not incur Debt in 
excess of $16,280,000. To the extent the Districts seek to modify the Maximum Debt 
Authorization, they shall obtain the prior approval of the Town Board. Increases which 
do not exceed 25% of the amount set forth above, and which are approved by the Town 
Board in a written agreement, shall not constitute a material modification of this Service 
Plan. Debt established pursuant to an intergovernmental agreement pledging the 
collection and payment of property taxes and/or Capital Improvement Fees in connection 
with a Coordinating District and Financing District(s) structure and which secures 
payment of Debt issued by the Coordinating District shall not count against the 
Maximum Debt Authorization limitation. 

7. Monies from Other Governmental Sources. The Districts shall not 
apply for or accept Conservation Trust Funds, Great Outdoors Colorado Funds, or other 
funds available from or through governmental or non-profit entities for which the Town 
is eligible to apply for, except pursuant to an intergovernmental agreement with the 
Town. This Section shall not apply to specific ownership taxes which shall be distributed 
to and a revenue source for the Districts without any limitation. 

8. Consolidation Limitation. The Districts shall not file a request with 
any Court to consolidate with another Title 32 district without the prior written consent of 
the Town, other than as described in the following sentence. The Districts may be 
consolidated with one another, with written notice to but without the prior consent of the 
Town, to accomplish the objectives set forth herein, and the consolidation thereof will not 
constitute a material modification of this Service Plan. 

9. Eminent Domain Limitation. The Districts shall not exercise their 
statutory power of eminent domain, except as may be necessary to construct, install, 
access, relocate or redevelop the Public Improvements identified in the Preliminary 
Infrastructure Plan. Any use of eminent domain shall be undertaken strictly in 
compliance with State law and shall be subject to prior consent of the Town Board. 

10. Limitation on Using Fees for Capital Improvements. The Districts 
are prohibited from imposing or collecting Fees for purposes of paying for Public 
Improvements or Debt; provided, however, that the Districts may impose and collect a 
one-time capital improvement fee as a source of revenue for repayment of Debt and/or 
costs of Public Improvements in an amount not to exceed $2,500 per dwelling unit for 
residential development or $0.80 per square foot for commercial development (the 
"Capital Improvement Fee"). No Capital Improvement Fee related to repayment of 
Debt shall be authorized to be imposed upon or collected from taxable property owned or 
occupied by an End User subsequent to the issuance of a Certificate of Occupancy for 
said taxable property. The Town undertakes no obligation to inform the Districts as to 
the status of Certificates of Occupancy or to monitor the collection of Capital 
Improvement Fees. Notwithstanding any of the foregoing, the restrictions in this 
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paragraph shall not apply to any Fee imposed or collected from taxable property for the 
purpose of funding administration, operation, and maintenance costs of the Districts. 

11. 	Bankruptcy Limitation. All of the limitations contained in this 
Service Plan, including, but not limited to, those pertaining to the Maximum Aggregate 
Mill Levy have been established under the authority of the Town to approve a Service 
Plan with conditions pursuant to Section 32-1-204.5, C.R.S. It is expressly intended that 
such limitations: 

a. shall not be subject to set-aside for any reason or by any court 
of competent jurisdiction, absent a Service Plan amendment; and 

b. are, together with all other requirements of Colorado law, 
included in the "political or governmental powers" reserved to the State under the U.S. 
Bankruptcy Code (11 U.S.C, Section 903) and are also included in the "regulatory or 
electoral approval necessary under applicable nonbankruptcy law" as required for 
confirmation of a Chapter 9 Bankruptcy Plan under Bankruptcy Code Section 943(b)(6). 

12. Pledge in Excess of Maximum Aggregate Mill Levy — Material 
Modification. Any Debt incurred with a pledge or which results in a pledge that exceeds 
the Maximum Aggregate Mill Levy shall be deemed a material modification of this 
Service Plan pursuant to Section 32-1-207, C.R.S., and shall not be an authorized 
issuance of Debt unless and until such material modification has been approved by the 
Town as part of a Service Plan Amendment. 

13. Covenant Enforcement and Design Review Services Limitation. 
The Districts are authorized to transfer responsibility for provision of covenant 
enforcement services and design review services under a declaration of covenants, 
conditions, and restrictions ("CCRs") to a not for profit entity controlled by End Users. 
The Districts shall not impose assessments that might otherwise be authorized to be 
imposed and collected pursuant to a CCRs. The preceding sentence does not limit the 
Districts' ability to impose Fees to defray the costs of covenant enforcement and design 
review services. The Districts shall be authorized to contract among themselves to assign 
responsibility for Covenant Enforcement and Design Review Services to one of the 
Districts, but any such contract shall be terminable by any District upon reasonable notice 
to the named enforcing District, and any determinations made by the enforcing District 
under such contract shall be appealable de novo to the Board of Directors of the District 
in which the property that is the subject of the determination is located. The Board of 
Directors of the District in which the property is located will then have thirty (30) days to 
hear the appeal or grant an extension; otherwise, the appeal shall be deemed denied. 
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14. Restrictions on Developer Reimbursements. 

a. In the event the District procures or pays for Public 
Improvements outside of a public bid process, prior to reimbursement to the Project 
Developer or payment to a third party on behalf of the Project Developer a qualified 
independent third party shall certify to the Districts that costs of the Public Improvements 
are reasonable. 

b. A qualified independent third party shall certify to the 
Districts that Public Improvements fmanced by a District are fit for intended purposes. 
Note that this certification standard might differ from the certification standards required 
by the end-owner of such facilities, such as the Town or other special district. 

c. In the event a District agrees to reimburse the Project 
Developer for an advancement of money, property, or services and such agreement does 
not qualify as Debt as defined in this Service Plan, then the District shall not pay a rate of 
interest on such advancement that exceeds a rate equal to the prime rate as published in 
the Wall Street Journal ("WSJ") plus two percent (2%) for the applicable period. In the 
event the WSJ ceases to publish a prime rate, then the Districts shall substitute a rate 
from a similar market index. The Districts will from time to time monitor the feasibility 
of issuing Debt, and if the amount owed under the reimbursement agreement can be 
satisfied with the proceeds of Debt incurred at a cost materially less than the prime rate 
plus two percent (2%), then the Districts shall take reasonable steps to incur such Debt 
and satisfy the reimbursement obligation to the Project Developer. The purpose of this 
paragraph is to set a readily ascertainable ceiling on the rate of interest a District board of 
directors can agree to pay a Project Developer for advancements that do not qualify as 
Debt; this paragraph neither prevents the District from issuing Debt at a higher rate of 
interest than the WSJ prime rate plus two percent (2%) nor does it prevent the District 
from paying a lower rate of interest on a developer reimbursement agreement. 

15. Town Trails. Trails which are interconnected with a Town or 
regional trail system shall be open to the public free of charge and on the same basis as 
residents and owners of taxable property within the Districts. 

16. 	Overlap of Existing Special Districts. The proponents of the 
Districts have reviewed the boundaries of the Service Area to determine whether a 
District is expected to provide the same service to the same property as an existing 
special or metropolitan district. To the extent prohibited by Section 32-1-107, C.R.S., the 
Districts shall not duplicate the services provided by any existing metropolitan or special 
district in any area of overlap except as may be consented to by such existing district. 
The Town shall be held harmless if any existing metropolitan or special district refuses to 
authorize services and from any claims brought by such district for improvements 
constructed or installed or services provided prior to receiving any required consent. 
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17. Overlap of Districts. No property shall be simultaneously included 
within the boundaries of more than one of the Districts, except as provided in Section 
V.A.4. above and in the following sentence. To the extent any District overlaps any other 
District(s), the total mill levy to be imposed by the Districts to property located in two or 
more of the Districts shall not exceed the Maximum Aggregate Mill Levy, and the 
property shall not be subject to a Debt Mill Levy for a period which exceeds the 
Maximum Debt Mill Levy Imposition Term. 

18. Location and Extent Limitation. To the extent a metropolitan district 
may have any powers pursuant to Section 31-23-209, C.R.S., with respect to the Town, 
the District hereby waives and shall not exercise any such powers to override or avoid 
submitting to the jurisdiction of the Town Board or compliance with the Town Code or 
other regulations. 

19. Disclosure. Contemporaneously with the inclusion of property into 
a District, the District shall record a disclosure in the form set forth in Exhibit H hereto in 
the appropriate county's real property records. 

20. Service Plan Amendment Requirement. This Service Plan is general 
in nature and does not include specific detail in some instances because development 
plans have not been finalized. The Service Plan has been designed with sufficient 
flexibility to enable the Districts to provide required services and facilities under evolving 
circumstances without the need for numerous amendments. Modification of the general 
types of services and facilities making up the Public Improvements, and changes in 
proposed configurations, locations or dimensions of the Public Improvements shall be 
permitted to accommodate development needs consistent with the then-current Approved 
Development Plan(s) for the Project. 

The Districts shall be independent units of local government, separate and 
distinct from the Town, and their activities are subject to review by the Town only insofar 
as they may deviate in a material manner from the requirements of the Service Plan. Any 
action of the Districts which: (1) violates the limitations set forth in this Section V.A. or 
(2) violates the limitations set forth in Section VI. below, shall be deemed to be a material 
modification to this Service Plan unless otherwise agreed by the Town as provided for in 
Section X of this Service Plan or unless otherwise expressly provided herein. Unless 
otherwise expressly provided herein, any other departure from the provisions of this 
Service Plan shall be considered on a case-by-case basis as to whether such departure is a 
material modification. Any determination by the Town that a departure is not a material 
modification shall be conclusive and final and shall bind all residents, property owners 
and others affected by such departure to the extent permitted by law. Any such 
determination shall not have a precedential effect on the Town's oversight of other 
metropolitan districts. Any determinations made by the Town shall be made in the 
Town's sole legislative discretion. 
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Subject to Section X. of this Service Plan, Section 32-1-207, C.R.S., and to 
the extent permitted by law, the Districts may seek formal approval from the Town of 
modifications to this Service Plan which are not material, but for which the Districts may 
desire a written amendment and approval by the Town. Such approval may be evidenced 
by any instrument executed by the Town Manager, Town Attorney, or other specially 
designated representative of the Town Board as to the matters set forth therein and shall 
be conclusive and final. 

B. 	Preliminary Infrastructure Plan. 

The Districts shall have authority to provide for the planning, design, 
acquisition, construction, installation, relocation, redevelopment, maintenance, and 
financing of the Public Improvements within and without the boundaries of the Districts, 
to be more specifically defined in an Approved Development Plan. The Preliminary 
Infrastructure Plan, including: (1) a list of the Public Improvements to be developed by 
the Districts; and (2) an estimate of the cost of the Public Improvements is attached 
hereto as Exhibit D and is hereby deemed to constitute the preliminary engineering or 
architectural survey required by Section 32-1-202(2)(c), C.R.S. The Map Depicting 
Public Improvements is attached hereto as Exhibit E and is also available in size and 
scale approved by the Town Planning Department. 

As shown in the Preliminary Infrastructure Plan, the estimated cost of the 
Public Improvements which may be planned for, designed, acquired, constructed, 
installed, relocated, redeveloped, maintained or financed by the Districts is approximately 
$25,214,580. The Districts shall be permitted to allocate costs between such categories 
of the Public Improvements as deemed necessary in their discretion. 

All of the Public Improvements described herein will be designed in such a 
way as to assure that the Public Improvements standards will be consistent with or exceed 
the standards of the Town and shall be in accordance with the requirements of the 
Approved Development Plan. All descriptions of the Public Improvements to be 
constructed, and their related costs, are estimates only and are subject to modification as 
engineering, development plans, economics, the Town's requirements, and construction 
scheduling may require. Upon approval of this Service Plan, the Districts will continue 
to develop and refine the Preliminary Infrastructure Plan and the Map Depicting Public 
Improvements, as necessary, and prepare for issuance of Debt or other funding of the 
Public Improvements. All cost estimates will be inflated to then-current dollars at the 
time of the issuance of Debt and construction. All construction cost estimates contained 
in Exhibit D assume construction to applicable local, State and Federal requirements. 
Changes in the Public Improvements, Preliminary Infrastructure Plan, Map Depicting 
Public Improvements, or costs, shall not constitute material modifications of this Service 
Plan. Additionally, due to the preliminary nature of the PIP, the Town shall not be bound 
by the PIP in reviewing and approving the Approved Development Plan and the 
Approved Development Plan shall supersede the PIP. 
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C. 	Operational Services. 

The Districts shall be authorized to provide the following ongoing operations and 
maintenance services: 

1. Landscape maintenance and upkeep for common areas and other 
District owned property within the Districts' boundaries, including, but not limited to, 
entrance and external streetscapes and the non-potable water system that may be used to 
irrigate those areas. 

2. Maintenance and upkeep for common area fencing and entrance 
features. 

3. District administrative, legal and accounting services. 

4. Neighborhood parks and trails. 

5. Covenant code enforcement and design review. 

6. Solid Waste Management; provided, however, that in approving this 
Service Plan, the Town is not authorizing the provision of any services in excess of what 
is already provided by Section 32-1-1006(6), C.R.S. 

D. 	Demonstrated Public Benefit. 

Formation of the Districts is expected to provide enhanced amenities for 
residents that would otherwise be unavailable. The Project may include a. pool and 
miniature golf course at a community clubhouse along with enhanced landscaping and 
streetscaping throughout the Service Area. The Project will include open space and 
fencing, irrigation, and streetscaping improvements within the Service Area, and will 
stimulate the development of a significant area of commercial and residential 
development along the 1-25 Corridor and within the Town. The Project may also include 
regional trail connections from the Districts' Service Area to the regional Poudre River 
Trail Corridor further enhancing the regional and sub-regional benefit of the Project. 

Public Improvements for the Districts also include offsite improvements to 
adjacent roadways and intersections along County Road 5 and County Road 34C to 
improve traffic flow and improve access to 1-25 from the Districts' Service Area and 
from the Town. 

The above demonstrated public benefit is in the best interests of the Service 
Area and of the residents and future residents of the Service Area. 
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VI. FINANCIAL PLAN 

A. 	General. 

Embedded in the structure of the Financial Plan are the Town's policies that 
(i) the costs of Public Improvements are to be paid from taxes and not from Fees (with 
the exception of the Capital Improvements Fee) and that (ii) property shall not be taxed 
for more than a period of thirty (30) years to pay the costs of the Public Improvements 
necessary for or part of the master planned development of the Project of which such 
property is a part. Accordingly, the costs of Public Improvements, and Debt incurred to 
fund the same, are to be paid from revenues of the Debt Mill Levy and Capital 
Improvements Fees; and, the Districts' administrative, operating and maintenance costs 
are to be paid from the Operations and Maintenance Mill Levy and Fees. Any ambiguity 
in this Service Plan is to be resolved consistent with these policies. 

The Districts shall be authorized to provide for the planning, design, 
acquisition, construction, installation, relocation and/or redevelopment of the Public 
Improvements from certain revenues and by and through the proceeds of Debt to be 
incurred by the Districts. The Financial Plan for the Districts shall be to: (i) incur no 
more Debt than the Districts can reasonably pay from revenues derived from the Debt 
Mill Levy and other legally available revenues and (ii) satisfy all other financial 
obligations arising out of the Districts' administrative and operations, and maintenance 
activities. 

The total Debt that the Districts shall be permitted to incur shall not exceed 
the Maximum Debt Authorization; provided, however, that Debt incurred to refund 
outstanding Debt of the Districts shall not count against the Maximum Debt 
Authorization so long as such refunding Debt does not result in a net present value 
expense. District Debt shall be permitted to be incurred on a schedule and in such year or 
years as the issuing District determines shall meet the needs of the Financial Plan 
referenced above and phased to serve the Project as it occurs. All bonds and other Debt 
incurred by the Districts may be payable from any and all legally available revenues of 
the Districts, including but not limited to revenues from the Debt Mill Levy to be 
imposed upon all taxable property within the Districts and Capital Improvement Fees. 

All Debt incurred by the Districts must be incurred in compliance with the 
requirements of Section 32-1-1101, C.R.S. and all other requirements of State law. The 
Maximum Debt Authorization is supported by the Financial Plan prepared by Stifel, 
Nicolaus & Company, Incorporated, attached hereto as Exhibit F. The Project Developer 
has provided valuation and absorption data it believes to be market based and market 
comparable. The Financial Plan attached to this Service Plan satisfies the requirements 
of Section 19-1-20(i) of the Town Code. Notwithstanding any of the terms contained in 
the Financial Plan or herein, it is expressly expected and understood that the Financial 
Plan is based upon assumptions that provide only a reasonable expectation of future 
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conditions and that the actual Debt may be issued at different times and with different 
terms than those set forth in the Financial Plan, which shall not be deemed a material 
modification so long as the Debt complies with the express provisions in the body of this 
Service Plan and the Service Plan Intergovernmental Agreement. 

B. Maximum Voted Interest Rate and Maximum Underwriting Discount. 

The interest rate on any Debt is expected to be the market rate at the time 
the Debt is incurred. In the event of a default, the proposed maximum interest rate on 
any Debt is not permitted to exceed twelve percent (12%). The proposed maximum 
underwriting discount will be three percent (3%). Debt, when incurred, will comply with 
all relevant requirements of this Service Plan, State law and Federal law as then 
applicable to the issuance of public securities. 

C. Maximum Mill Levies. 

A District may impose a "Debt Mill Levy" upon taxable property within 
such District for payment of Public Improvements, including Debt incurred and other 
obligations incurred to pay the costs of Public Improvements. The Districts are 
authorized to promise to impose the Debt Mill Levy for a period not to exceed the 
Maximum Debt Mill Levy Imposition Term, and revenues derived from the Debt Mill 
Levy may be pledged to defray Debt. The Debt Mill Levy may not exceed thirty-four 
(34) mills. However, if there are changes in the method of calculating assessed valuation 
or any constitutionally mandated or statutorily authorized tax credit, cut or abatement, 
then the mill levy limitation applicable to such Debt may be increased or decreased to 
reflect such changes, such increases or decreases to be determined by the Board in good 
faith (such determination to be binding and final) so that to the extent possible, the actual 
tax revenues generated by the mill-  levy, as adjusted for changes occurring after January 
1, 2015, are neither diminished nor enhanced as a result of such changes. For purposes of 
the foregoing, a change in the ratio of actual valuation to assessed valuation shall be 
deemed to be a change in the method of calculating assessed valuation. 

An "Operations and Maintenance Mill Levy" may be imposed upon the 
taxable property within the Districts for payment of administration, operations, and 
maintenance costs. The Districts are prohibited from imposing an Operations and 
Maintenance Mill Levy for purposes of generating revenue to fund Public Improvements 
or for defraying Debt. The Districts are prohibited from promising to impose an 
Operations and Maintenance Mill Levy, except that the Districts may, to the extent of 
authorization under TABOR, promise to impose an Operations and Maintenance Mill 
Levy in connection with a Debt covenant to fund basic 4  District administrative, 
operations, and maintenance costs. Revenues derived from the Operations and 
Maintenance Mill Levy may not be pledged. The Operations and Maintenance Mill Levy 
shall not exceed thirty-nine (39) mills. However, if there are changes in the method of 
calculating assessed valuation or any constitutionally mandated or statutorily authorized 
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tax credit, cut or abatement, then the mill levy limitation applicable to such Debt may be 
increased or decreased to reflect such changes, such increases or decreases to be 
determined by the Board in good faith (such determination to be binding and final) so 
that to the extent possible, the actual tax revenues generated by the mill levy, as adjusted 
for changes occurring after January 1, 2015, are neither diminished nor enhanced as a 
result of such changes. For purposes of the foregoing, a change in the ratio of actual 
valuation to assessed valuation shall be deemed to be a change in the method of 
calculating assessed valuation. 

The Maximum Aggregate Mill Levy shall be the maximum mill levy the 
District or any combination of Districts is permitted to impose upon taxable property for 
any purpose, including payment of Debt, capital improvements costs, administration, 
operations, and maintenance costs. The Maximum Aggregate Mill Levy is thirty-nine 
(39) mills. However, if, on or after January 1, 2015, there are changes in the method of 
calculating assessed valuation or any constitutionally mandated tax credit, cut or 
abatement, then the preceding mill levy limitations may be increased or decreased to 
reflect such changes, with such increases or decreases to be determined by the Board in 
good faith (such determination to be binding and final) so that to the extent possible, the 
actual tax revenues generated by the mill levy, as adjusted for changes occurring after 
January 1, 2015, are neither diminished nor enhanced as a result of such changes. For 
purposes of the foregoing, a change in the ratio of actual valuation to assessed valuation 
shall be deemed to be a change in the method of calculating assessed valuation. By way 
of example, if a District has imposed a Debt Mill Levy of 30 mills, the maximum 
Operations and Maintenance Mill Levy that it can simultaneously impose is 9 mills. 

D. 	Maximum Debt Mill Levy Imposition Term. 

No District or combination of Districts shall have any authority to impose 
or collect a Debt Mill Levy on any single property for a period greater than thirty (30) 
years after the year of the initial imposition of a Debt Mill Levy; this restriction is 
referred to as the Maximum Mill Levy Imposition Term. The Maximum Mill Levy 
Imposition Term begins to run on the earlier of (i) the first year the Debt Mill Levy is 
collected, or (ii) five years after the year in which the first building permit for a 
residential, commercial or industrial building is issued for property within the District. 
As an example of (ii), if the first building permit in District No. 2 is issued in 2016, then 
District No. 2 should impose its Debt Mill Levy no later than tax year 2021 (which mill 
levy would be first collected in 2022). In the event a District fails to impose a Debt Mill 
Levy within this five-year time period, the Maximum Debt Mill Levy Imposition Period 
shall be reduced a year for each year that the imposition of the mill levy is delayed. Put 
another way, a District has a five year window from the initial building permit within 
which to impose a full 30-year Debt Mill Levy. In structuring Debt, Districts shall be 
mindful that this primary revenue source for repayment shall expire at the end of this 
thirty-year term. The Maximum Public Improvement Mill Levy Imposition Term may be 
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altered only upon approval by the Town pursuant to a separate written intergovernmental 
agreement, and only upon a finding by the Town of extraordinary burdens to the Districts 
or extraordinary benefits to be conferred upon the Town by the Districts. 

E. 	Sources of Funds. 

As discussed in more detail above, the Districts may impose mill levies on 
taxable property within its boundaries as a primary source of revenue for repayment of 
debt service, capital improvements, administrative expenses and operations, and 
maintenance, to the extent operations and maintenance functions are specifically 
addressed in this Service Plan. The Districts may also rely upon various other revenue 
sources authorized by law, including loans from the Project Developer. At the Districts' 
discretion, they may assess Fees that are reasonably related to the costs of operating and 
maintaining District services and facilities. Fees, other than Capital Improvement Fees, 
shall not be imposed for the purpose of paying for Public Improvements or defraying 
Debt unless specifically permitted by the Town Board, and any such permission shall not 
constitute a material modification of this Service Plan. The Districts are permitted to 
pledge revenues from the Capital Improvements Fee to the payment of Debt. 

F. Security for Debt. 

The Districts do not have the authority and shall not pledge any revenue or 
property of the Town as security for the indebtedness set forth in this Service Plan. 
Approval of this Service Plan shall not be construed as a guarantee by the Town of 
payment of any of the Districts' obligations; nor shall anything in the Service Plan be 
construed so as to create any responsibility or liability on the part of the Town in the 
event of default by the Districts in the payment of any such obligation or performance of 
any other obligation. 

G. Debt Instrument Disclosure Requirement. 

In the text of each bond and any other instrument representing and 
constituting Debt, the District shall set forth a statement in substantially the following 
form: 

By acceptance of this instrument, the owner of this Bond agrees and 
consents to all of the limitations in respect of the payment of the principal of and interest 
on this Bond contained herein, in the resolution of the District authorizing the issuance of 
this Bond and in the Service Plan of the District. 

Similar language describing the limitations in respect of the payment of the 
principal of and interest on Debt set forth in this Service Plan shall be included in any 
document used for the offering of the Debt for sale to persons, including, but not limited 
to, the Project Developer. 
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H. TABOR Compliance. 

The Districts will comply with the provisions of TABOR. In the discretion 
of the Board, the Districts may set up other qualifying entities to manage, fund, construct 
and operate facilities, services, and programs. To the extent allowed by law, any entity 
created by the Districts will remain under the control of the applicable Districts' Board. 

I. Districts' Operating Costs. 

The estimated cost of acquiring land, engineering services, legal services 
and administrative services, together with the estimated costs of the Districts' 
organization and initial operations, are anticipated to be $75,000, which will be eligible 
for reimbursement from Debt proceeds or other legally available revenues. 

In addition to the capital costs of the Public Improvements, the Districts 
will require operating funds for administration and to plan and cause the Public 
Improvements to be operated and maintained. The first year's operating budget is 
estimated to be $50,000. Ongoing administration, operations, and maintenance costs may 
be paid from property taxes and other revenues. 

J. Elections. 

The Districts will call an election on the questions of organizing the 
Districts, electing the initial Boards, and setting in place financial authorizations as 
required by TABOR. The election will be conducted as required by law. 

K. Urban Renewal Authorities. 

The Districts' tax revenues shall not be affected by any urban renewal 
authority overlapping any portion of the Districts, the formation of which is approved by 
the Town, unless the Districts, Town, and urban renewal authority have complied with 
the requirements of Section 31-25-107(9.5), C.R.S. 

L. Subdistricts. 

The Districts may organize subdistricts or areas as authorized by Section 
32-1-1101(1)(f), C.R.S., provided, however, that without the specific approval of the 
Town, any such subdistrict(s) or area(s) shall be subject to all limitations on Debt, taxes, 
Fees, and other provisions of this Service Plan. Neither the Debt Mill Levy, the 
Operations and Maintenance Mill Levy, nor any Debt limit shall be increased as a result 
of creation of a subdistrict. In accordance with Section 32-1-1101(1)(0(I), C.R.S., the 
Districts shall notify the Town prior to establishing any such subdistrict(s) or area(s), and 
shall provide the Town with details regarding the purpose, location, and relationship of 
the subdistrict(s) or area(s). The Town Board may elect to treat the organization of any 
such subdistrict(s) or area(s) as a material modification of this Service Plan. 
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M. Special Improvement Districts. 

The Districts are not authorized to establish a special improvement district 
without the prior approval of the Town Board. 

N. Restrictions on Districts Controlled by End User Boards. 

This Service Plan's limitations on the Debt Mill Levy, the Operations and 
Maintenance Mill Levy, the limitation on the use of Fees for Public Improvements, and 
certain other financial limitations are intended to strike a balance between (i) providing 
adequate project control and revenue to the Project Developer to facilitate desirable 
development which will result in demonstrated public benefit and (ii) providing adequate 
safeguards for protection of residents and taxpayers. When a District Board is composed 
entirely of End Users, the balance may shift in favor of removing some of the limitations 
on financial powers. The Town Board may be more inclined to remove financial 
limitations in scenarios where the District Board wants to add Public Improvements 
which were not contemplated as part of the Project Developer's master plan for the 
Project (e.g., 20 years after development a neighborhood wants to renovate and expand 
the uses of its community center), a District-owned Public Improvement requires 
significant repairs, maintenance or upgrades and the cost properly rests with the District, 
or the restructuring of Debt would result in a net present value savings as set forth in 
Section 11-56-101 et seq., C.R.S. In the event such circumstances are present, the 
District Board should consider approaching the Town for authorization. 

VII. ANNUAL REP ORT 

A. General. The Districts shall be responsible for submitting an annual report 
with the Town Clerk not later than September 1st  of each year following the year in which 
the Order and Decree creating the Districts has been issued by the District Court in and 
for the County of Larimer Colorado. The Town may waive this requirement in its sole 
discretion. 

B. Reporting of Significant Events. 

The annual report shall include the following: 

1. A narrative summary of the progress of the Districts in 
implementing the Service Plan for the report year; 

2. The audited financial statements of the Districts for the report year, 
including a statement of financial condition (i.e., balance sheet) as of December 31 of the 
report year and the statement of operations (i.e., revenues and expenditures) for the report 
year, or the District's application for exemption from Audit; 
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3. Unless disclosed within a separate schedule to the financial 
statements, a summary of the capital expenditures incurred by the Districts in 
development of Public Improvements in the report year and the source of funds for the 
same; 

4. Unless disclosed within a separate schedule to the financial 
statements, a summary of the financial obligations of the Districts at the end of the report 
year, including the amount of outstanding indebtedness, the amount and terms of any new 
District indebtedness or long-term obligations incurred in the report year, the amount of 
payment or retirement of existing indebtedness of the Districts in the report year, the total 
assessed valuation of all taxable properties within the Districts as of January 1st  of the 
report year and the current mill levy of the Districts pledged to debt retirement in the 
report year; and 

5. Copies of developer Reimbursement Agreements or amendments 
thereto made in the applicable year. 

6. Copies of documentation establishing compliance with Section 
V.A.14 (Restrictions on Developer Reimbursements). 

7. Any other information deemed relevant by the Town Manager. 

Districts which are subject to a current resolution of inactive status pursuant 
to Section 32-1-104, C.R.S., may disregard these annual reporting requirements to the 
extent the requirements are not applicable. 

In the event the annual report is not timely received by the Town Clerk or is 
not fully responsive, notice of such default may be given to the Board of such District, at 
its last known address. The failure of the Districts to file the annual report within forty-
five (45) days of the mailing of such default notice by the Town Clerk may constitute a 
material modification, at the discretion of the Town Board. 

VIII. DISSOLUTION 

Upon a determination of the Town Board that the purposes for which the Districts 
were created have been accomplished, the Districts agree to file a petition in the District 
Court in and for the County of Lorimer, Colorado, for dissolution, in accordance with the 
provisions of the Special District Act In no event shall dissolution occur until the 
Districts have provided for the payment or discharge of all of their outstanding Debt and 
other financial obligations as required pursUant to State statutes. If the Districts are 
responsible for ongoing operations and maintenance functions under this Service Plan 
("Long Term District Obligations"), the Districts shall not be obligated to dissolve 
upon any such Town Board determination, subject to the Districts' requirement to obtain 
the Town's continuing approvals under Section V.A. However, should the Long Term 
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District Obligations be undertaken by the Town or other governmental entity, or should 
the Districts no longer be obligated to perform the Long Term District Obligations, the 
Districts agree to commence dissolution proceedings as set forth above. 

IX. INTERGOVERNMENTAL AND EXTRATERRITORIAL AGREEMENTS 

All intergovernmental agreements must be for purposes, facilities, services or 
agreements lawfully authorized to be provided by the Districts, pursuant to the State 
Constitution, Article XIV, Section 18(2)(a) and Sections 29-1-201, et seq., C.R.S. To the 
extent practicable, the Districts may enter into additional intergovernmental and private 
agreements to better ensure long-term provision of the Public Improvements identified 
herein or for other lawful purposes of the Districts. Agreements may also be executed 
with property owner associations and other service providers. It is expected that the 
Districts will enter into an Operations Agreement that will describe the obligation of the 
Coordinating District to furnish operations, coordination of financing, coordination of 
construction and/or acceptance of improvements, covenant enforcement and design 
review services, and administrative and statutory compliance functions on behalf of the 
Districts generally. The Operations Agreement is expected to require funding from the 
Districts through the imposition of a property tax mill levy not to exceed the Maximum 
Aggregate Mill Levy. It is also expected that the Districts will enter into agreements 
among themselves providing for the pledge of 'revenues to the payment of Debt that is 
authorized to be incurred by the Districts hereunder. 

No later than two weeks after their organizational meetings, the Districts and the 
Town shall enter into a Service Plan Intergovernmental Agreement in substantially the 
form attached hereto as Exhibit G. 

No other agreements are required, or known at the time of formation of the 
Districts to likely be required, to fulfill the purposes of the Districts. Execution of 
intergovernmental agreements or agreements for extraterritorial services (e.g. outside of 
the Service Area) by the Districts that are not described in this Service Plan shall require 
the prior approval of the Town Manager, which approval shall not constitute a material 
modification hereof. 

X. MATERIAL MODIFICATIONS 

Material modifications to this Service Plan may be made only in accordance with 
Section 32-1-207, C.R.S. No modification shall be required for an action of the Districts 
which do not materially depart from the provisions of this Service Plan. The Districts 
may request from the Town Manager (or his or her designee) a determination as to 
whether the Town believes any particular action constitutes a material departure from the 
Service Plan, and the Districts may rely on the Town Manager's written determination 
with respect thereto; provided that the Districts acknowledge that the Town Manager's 
determination as aforesaid will be binding only upon the Town, and will not be binding 
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upon any other party entitled to enforce the provisions of the Service Plan as provided in 
Section 32-1-207, C.R.S., except as otherwise expressly provided herein. Such other 
parties shall be deemed to have constructive notice of the provisions of this Service Plan 
concerning changes, departures or modifications which may be approved by the Town in 
procedures described herein, and, to the extent permitted by law, are deemed to be bound 
by the terms hereof. 

Upon request of the Districts to the Town Manager for a written determination as 
described above, the Districts may publish notice of its intent to undertake actions as 
authorized by Section 32-1-207(3)(b), C.R.S., provided that the Districts may proceed 
with the desired activities only after receipt of written approval from the Town. 

XI. CONCLUSION 

It is submitted that this Service Plan for the Districts, as required by Section 32-1-
203(2), establishes that: 

1. There is sufficient existing and projected need for organized service 
in the area to be serviced by the Districts; 

2. The existing service in the area to be served by the Districts is 
inadequate for present and projected needs; 

3. The Districts are capable of providing economical and sufficient 
service to the area within its proposed boundaries; 

4. The area to be included in the Districts does have, and will have, the 
financial ability to discharge the proposed indebtedness on a reasonable basis; 

XII. ORDINANCE OF APPROVAL 

The Districts agree to incorporate the Town Board's ordinance of approval, 
including any conditions on any such approval, into the Service Plan presented to the 
District Court in and for the County of Larimer, Colorado. 
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EXHIBIT A 

Legal Descriptions 
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DESCRIPTION: DISTRICT 1 

A tract of land located in the South Half of the Southeast Quarter of Section 10 and the 
East Half of Section 15, Township 6 North, Range 68 West of the 6th P.M., Town of 
Windsor, County of Larimer, State of Colorado, and being more particularly described as 
follows: 

Considering the East line of the Northeast Quarter of Section 15 as bearing North 00° 19' 
33" East and with all bearings contained herein relative thereto: 

COMMENCING at the East Quarter corner of Section 15; thence along the South line of 
said Northeast Quarter, North 86° 59' 44" West, 60.06 feet to the West right-of-way line 
of County Road 5; thence along said West line, North 00° 19' 33" East, 2195.03 feet to 
the POINT OF BEGINNING; thence, North 89° 40' 27" West, 149.24 feet; thence, 
North 65° 24' 25" West, 60.37 feet; thence, North 52° 40' 21" West, 60.37 feet; thence, 
North 46° 45' 45" West, 300.00 feet; thence, North 43° 53' 18" West, 20.03 feet; thence, 
North 38° 56' 22" West, 60.56 feet; thence, North 31° 14' 59" West, 60.13 feet; thence, 
North 62° 34' 53" East, 30.00 feet; thence, North 17° 20' 01" West, 126.71 feet; thence, 
North 89° 33' 25" West, 30.00 feet; thence, North 00° 26' 35" East, 240.00 feet; thence, 
North 04° 36' 12" East, 60.28 feet; thence, North 09° 31' 56" East, 30.00 feet; thence, 
North 14° 29' 00" East, 59.83 feet; thence, North 21° 04' 21" East, 59.70 feet; thence, 
North 27° 38' 51" East, 59.58 feet; thence, North 34° 12' 35" East, 59.47 feet; thence, 
North 40° 45' 34" East, 59.35 feet; thence, North 47° 17' 58" East, 59.25 feet; thence, 
North 56° 27' 01" East, 59.09 feet; thence, North 58° 31' 44" East, 385.42 feet; thence, 
North 20° 10' 08" East, 27.58 feet; thence South 89° 36' 55" East, 24.98 feet; thence, 
South 00° 23' 05" West, 942.52 feet; thence, South 00° 19' 33" West, 463.55 feet to the 
POINT OF BEGINNING. 

The above described tract of land contains 626,986 square feet or 14.394 acres, more or 
less and is subject to all easements and rights-of-way now on record or existing. 

LMS 
September 2, 2015 
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DESCRIPTION: DISTRICT 2 

A tract of land located in the South Half ofthe Southeast Quarter of Section 10 and the 
East Half of Section 15, Township 6 North, Range 68 West of the 6th P.M., Town of 
Windsor, County of Larimer, State of Colorado, and being more particularly described as 
follows: 

Considering the East line of the Northeast Quarter of Section 15 as bearing North 00° 19' 
33" East and with all bearings contained herein relative thereto: 

COMMENCING at the East Quarter corner of Section 15; thence along the South line of 
said Northeast Quarter, North 86° 59' 44" West, 60.06 feet to the West right-of-way line 
of County Road 5; thence along said West line, North 00° 19' 33" East, 971.27 feet to the 
POINT OF BEGINNING; thence along a curve concave to the southwest having a 
central angle of 89° 59' 52" with a radius of 23.00 feet, an arc length of 36.13 feet and the 
chord of which bears North 44° 40' 23" West, 32.53 feet; thence, North 89° 40' 19" West, 
76.97 feet; thence along a curve concave to the south having a central angle of 06° 08' 
07" with a radius of 407.00 feet, an arc length of 43.58 feet and the chord of which bears 
North 86° 36' 16" West, 43.56 feet; thence, North 83° 32' 12" West, 60.03 feet; thence 
along a curve concave to the north having a central angle of 00° 02' 36" with a radius of 
393.00 feet, an arc length of 0.30 feet and the chord of which bears North 83° 33' 22" 
West, 0.30 feet; thence, South 00° 19' 41" West, 106.59 feet; thence, North 89° 40' 19" 
West, 55.91 feet, thence, North 87° 40' 08" West, 68.31 feet; thence, North 83° 03' 06" 
West, 68.92 feet; thence, North 76° 07' 21" West, 137.72 feet; thence, North 66° 53' 01" 
West, 137.72 feet; thence, North 58° 18' 26" West, 118.00 feet; thence,' North 52° 22' 38" 
West, 581.46 feet; thence, North 66° 19' 33" West, 123.71 feet; thence, North 56° 11' 04" 
West, 93.22 feet; thence, North 32° 39' 20" West, 70.43 feet; thence, North 07° 31' 11" 
West, 58.00 feet; thence, North 08° 02' 45" East, 55.00 feet; thence, North 37° 18' 06" 
East, 60.00 feet; thence, North 51° 58' 35" East, 97.59 feet; thence, North 61° 53' 22" 
East, 49.69 feet; thence, North 26° 46' 30" West, 211.43 feet; thence, North 63° 13' 30" 
East, 47.34 feet; thence, North 26° 46' 30" West, 110.00 feet; thence, North 63° 13' 30" 
East, 243.69 feet; thence, North 24° 37' 56" West, 224.58 feet; thence, North 11° 29' 40" 
West, 256.28 feet; thence, North 14° 13' 35" West, 311.59 feet; thence, North 10° 15' 12" 
West, 81.03 feet; thence, North 02° 34' 38" East, 78.53 feet; thence, North 12° 16' 18" 
East, 146.02 feet; thence, North 26° 41' 01" East, 67.94 feet; thence, North 55° 30' 29" 
East, 67.94 feet; thence, North 69° 55' 13" East, 250.03 feet; thence, North 60° 17' 33" 
East, 88.61 feet; thence, North 45° 52' 27" East, 55.17 feet; thence, North 38° 19' 31" 
East, 113.73 feet; thence, North 14° 19' 50" East, 146.39 feet; thence, North 01° 27' 07" 
East, 133.35 feet; thence, South 89° 07' 49" East, 829.62 feet; thence along a curve 
concave to the southwest having a central angle of 89° 30' 54" with a radius of 16.00 feet, 
an arc length of 25.00 feet and the chord of which bears South 44° 22' 22" East, 22.53 
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feet; thence, South 00° 23' 05" West, 295.38 feet; thence, North 89° 36' 55" West, 24.98 
feet; thence, South 20° 10' 08" West, 27.58 feet; thence, South 58° 31' 44" West, 385.42 
feet; thence, South 56° 27' 01" West, 59.09 feet; thence, South 47° 17' 58" West, 59.25 
feet; thence, South 40° 45' 34" West, 59.35 feet; thence, South 34° 12' 35" West, 59.47 
feet; thence, South 27° 38' 51" West, 59.58 feet; thence, South 21° 04' 21" West, 59;70 
feet; thence, South 14° 29' 00" West, 59.83 feet; thence, South 09° 31' 56" West, 30.00 
feet; thence, South 04° 36' 12" West, 60.28 feet; thence, South 00° 26' 35" West, 240.00 
feet; thence, South 89° 33' 25" East, 30.00 feet; thence, South 17° 20' 02" East, 126.71 
feet; thence, South 62° 34' 53" West, 30.00 feet; thence, South 31° 14' 59" East, 60.13 
feet; thence, South 38° 56' 22" East, 60.56 feet; thence, South 43° 53' 18" East, 20.03 
feet; thence, South 46° 45' 45" East, 300.00 feet; thence, South 52° 40' 21" East, 60.37 
feet; thence, South 65° 24' 25" East, 60.37 feet; thence, South 89° 40' 27" East, 149.24 
feet; thence, South 00° 19' 33" West, 1223.76 feet to the POINT OF BEGINNING. 

The above described tract of land contains 2,969,446 square feet or 68.169 acres, more or 
less and is subject to all easements and rights-of-way now on record or existing. 

LMS 
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Initial District Boundary Map 
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Inclusion Area Boundary Map and Legal Description 
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DESCRIPTION: FUTURE INCLUSION 

A tract of land located in the South Half of the Southeast Quarter of Section 10 and the 
East Half of Section 15, Township 6 North, Range 68 West of the 6th P.M., Town of 
Windsor, County of Larimer, State of Colorado, and being more particularly described as 
follows: 

Considering the East line of the Northeast Quarter of Section 15 as bearing North 00° 19' 
33" East and with all bearings contained herein relative thereto: 

COMMENCING at the East Quarter corner of Section 15; thence along the South line of 
said Northeast Quarter, North 86° 59' 44" West, 60.06 feet to the POINT OF 
BEGINNING; thence, North 87° 02' 23" West, 1260.20 feet; thence, South 00° 44' 25" 
West, 126.06 feet; thence, South 50° 56' 49" West, 174.53 feet; thence, South 48° 21' 39" 
West, 456.11 feet; thence, South 57° 32' 47" West, 133.00 feet; thence, South 36° 34' 05" 
West, 419.03 feet; thence, South 45° 05' 20" West, 193.50 feet; thence, South 57° 46' 45" 
West, 305.51 feet; thence, South 57° 38' 33" West, 54.28 feet; thence, South 71° 48' 23" 
West, 8.86 feet; thence, North 00° 11' 36" East, 1620.73 feet; thence, North 17° 24' 13" 
West, 161.51 feet; thence, North 00° 29' 28" East, 1948.56 feet; thence, South 68° 56' 39" 
East, 28.11 feet; thence, North 00° 11' 58" East, 1511.26 feet; thence, South 89° 07' 49" 
East, 2567.08 feet; thence, South 00° 23' 05" West, 75.87 feet; thence along a curve 
concave to the southwest having a central angle of 89° 30' 54" with a radius of 16.00 feet, 
an arc length of 25.00 feet and the chord of which bears North 44° 22' 22" West, 22.53 
feet; thence, North 89° 07' 49" West, 829.62 feet; thence, South 01° 27' 07" West, 133.35 
feet; thence, South 14° 19' 50" West, 146.39 feet; thence, South 38° 19' 31" West, 113.73 
feet; thence, South 45° 52' 27" West, 55.17 feet; thence, South 60° 17' 33" West, 88.61 
feet; thence, South 69° 55' 13" West, 250.03 feet; thence, South 55° 30' 29" West, 67.94 
feet; thence South 26° 41' 01" West, 67.94 feet; thence, South 12° 16' 18" West, 146.02 
feet; thence, South 02° 34' 38" West, 78.53 feet; thence, South 10° 15' 12" East, 81.03 
feet; thence, South 14° 13' 35" East, 311.59 feet; thence, South 11° 29' 40" East, 256.28 
feet; thence, South 24° 37' 56" East, 224.58 feet; thence, South 63° 13' 30" West, 243.69 
feet; thence, South 26° 46' 30" East, 110.00 feet; thence, South 63° 13' 30" West, 47.34 
feet; thence, South 26° 46' 30" East, 211.43 feet; thence, South 61° 53' 22" West, 49.69 
feet; thence, South 51° 58' 35" West, 97.59 feet; thence, South 37° 18' 06" West, 60.00 
feet; thence, South 08° 02' 45" West, 55.00 feet; thence, South 07° 31' 11" East, 58.00 
feet; thence, South 32° 39' 20" East, 70.43 feet; thence, South 56° 11' 04" East, 93.22 
feet; thence, South 66° 19' 33" East, 123.71 feet; thence, South 52° 22' 38" East, 581.46 
feet; thence, South 58° 18' 26" East, 118.00 feet; thence, South 66° 53' 01" East, 137.72 
feet; thence, South 76° 07' 21" East, 137.72 feet; thence, South 83° 03' 06" East, 68.92 
feet; thence, South 87° 40' 08" East, 68.31 feet; thence, South 89° 40' 19" East, 55.91 
feet; thence, North 00° 19' 41" East, 106.59 feet; thence along a curve concave to the 

301 N. Howes Street, Suite 100, Fort Collins, CO 80521 I 970.221.4158. I 	www.northernengineering.com  
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north having a central angle of 00° 02' 20" with a radius of 393.01 feet, an arc length of 
0.27 feet and the chord of which bears South 83° 33' 30" East, 0.27 feet; thence, South 
83° 32' 12" East, 60.06 feet; thence along a curve concave to the north having a central 
angle of 06° 08' 07" with a radius of 407.00 feet, an arc length of 43.58 feet and the chord 
of which bears South 86° 36' 16" East, 43.56 feet; thence, South 89° 40' 19" East, 76.97 
feet; thence along a curve concave to the southwest having a central angle of 89° 59' 52" 
with a radius of 23.00 feet, an arc length of 36.13 feet and the chord of which bears South 
44° 40' 23" East, 32.53 feet; thence, South 00° 19' 33" West, 971.27 feet the POINT OF 
BEGINNING. 

The above described tract of land contains 7,482,666 square feet or 171.778 acres, more 
or less and is subject to all easements and rights-of-way now on record or existing. 

LMS 
September 4, 2015 
S:\Survey  Jobs \208-002 \Dwg \Metro District Exhibits \208-002 Future Inclusion Description.docx 
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FCM 208-002 

PRELIMINARY OPINION OF DISTRICTS EXPENDITURES 

PUBLIC IMPROVEMENTS FOR 
FOSSIL CREEK RANCH METROPOLITAN DISTRICTS 

PUBLIC IMPROVEMENT 	 QUANTITY UNIT UNIT PRICE COST 

I.  Water System 
Water Line (8") 	 10,900 	LF $ 	 150.00 $ 	1,635,000 

Water Line (10") 	 5,000 	LF $ 	 165.00 $ 	825,000 

Water Line (12") 	 4,420 	LF $ 	 180.00 $ 	795,600 

Subtotal $ 	3,255,600 

II.  Sewer System 
Sewer Line (8") 	 14,100 	LF $ 	 175.00 $ 	2,467,500 

Sewer Line (10") 	 4,850 	LF $ 	 190.00 $ 	921,500 

Sub-Drain System 	 1 	LS $ 	2,000,000.00 $ 	2,000,000 

Dewatering Pump Station 	 1 	LS $ 	500,000.00 $ 	500,000 

Subtotal $ 	5,889,000 

III.  Storm Drain Facilities 
Storm Drain (18" RCP) 	 2,700 	LF $ 	 100.00 $ 	270,000 

Storm Manhole (4') 	 14 	LS $ 	2,000.00 $ 	28,000 

Storm Inlet Type R (10') 	 17 	LS $ 	5,000.00 $ 	85,000 

Storm FES (18") 	 7 	LS $ 	 500.00 $ 	3,500 

Storm Outlet Structure 	 4 	LS $ 	7,000.00 $ 	28,000 

Storm Drain Facilities 	 1 	LS $ 	750,000.00 $ 	750,000 

Subtotal $ 	1,164,500 

IV.  Street Improvements 
Local Streets 	 13,360 	LF $ 	 350.00 $ 	4,676,000 

Collector Streets 	 7,550 	LF $ 	 360.00 $ 	2,718,000 

Arterial Streets 	 3,180 	LF $ 	 385.00 $ 	1,224,300 

Earthwork 	 41,800 CY $ 	 13.75 $ 	574,750 

Subtotal $ 	9,193,050 

V.  Parks and Open Space 

Landscaping & Trails 	 1 	LS $ 	1,000,000.00 $ 	1,000,000 

Fencing 	 8,500 	LF $ 	 60.00 $ 	510,000 

Subtotal $ 	1,510,000 

TOTAL COST $ 	21,012,150 

Engineering, Design, Administration (10%) $ 	2,101,215 

Construction Contigency & Non-Itemized Improvements (10%) $ 	2,101,215 
Total Cost $ 	25,214,580 

10/2/2015 	D:\Projects\208-002\Fossil Creek Dist Metro Exhibits\2015-09-29\Fossil Creek Metro District Budget.xlsx 
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East Fossil Creek Ranch Metropolitan District No. 2 
(In the Town of Windsor, Colorado) 

Limited Tax General Obligation Bonds 

District Cash Flow 

ASSESSED VALUE SUMMARY DEBT SERVICE REVENUE SUMMARY 

Collection 

Year. 

Original District Inclusion Area 

Boundaries 	Boundaries 1 

Inclusion Area 

Boundaries 2 

Total 

Assessed Value 

Mill 

Levy 

Property Tax 	SO Tax 	Collection 	Capital 	Net 

Revenue 	.5% of Property Ta 	Fees' 	rnprovement Fec Revenues 

2018 6,351,000 1,044,000 2,140,200 9,535,200 . 0 - - - 
2019 6,351,000 1,044,000 2,140,200 9,535,200 34.00 324,197 301 (646) 225,000 548,852 

2020 6,738,981 1,044,000 2,140,200 9,923,181 34.00 337,388 344 (740) 225,000 561,993 
2021 6,936,432 1,044,000 2,140,200 10,120,632 34.00 344,101 467 (1,002) 225,000 568,566 

2022 7,347,899 1,977,000 4,710,938 14,035,838 34.00 477,218 35,791 (10,260) 385,000 887,750 

2023 7,397,613 2,910,000 7,053,727 17,361,340 34.00 590,286 44,271 (12,691) 330,000 951,866 
2024 7,619,542 3,958,290 9,656,336 21,234,168 34.00 721,962 54,147 (15,522) 330,000 1,090,587 

2025 7,619,542 4,919,280 12,215,437 24,754,259 34.00 841,645 63,123 (18,095) 330,000 1,216,673 
2026 7,848,128 5,066,858 15,446,618 28,361,604 34.00 964,295 72,322 (20,732) 80,000 1,095,884 
2027 7,848,128 5,066,858 19,997,965 32,912,951 34.00 1,119,040 83,928 (24,059) 120,000 1,298,909 
2028 8,083,572 5,218,864 20,597,904 33,900,340 34.00 1,152,612 86,446 (24,781) 1,214,276 
2029 8,083,572 5,218,864 20,597,904 33,900,340 34.00 1,152,612 86,446 (24,781) 1,214,276 

2030 8,326,079 5,375,430 21,215,841 34,917,350 34.00 1,187,190 89,039 (25,525) 1,250,705 
2031 8,326,079 5,375,430 21,215,841 34,917,350 34.00 1,187,190 89,039 (25,525) 1,250,705 

2032 8,575,861 5,536,693 21,852,316 35,964,871 34.00 1,222,806 91,710 (26,290) 1,288,226 
2033 8,575,861 5,536,693 21,852,316 35,964,871 34.00 1,222,806 91,710 (26,290) 1,288,226 
2034 8,833,137 5,702,794 22,507,886 37,043,817 34.00 1,259,490 94,462 (27,079) 1,326,872 

2035 8,833,137 5,702,794 22,507,886 37,043,817 34.00 1,259,490 94,462 (27,079) 1,326,872 
2036 9,098,131 5,873,878 23,183,122 38,155,131 34.00 1,297,274 97,296 (27,891) 1,366,679 
2037 9,098,131 5,873,878 23,183,122 38,155,131 34.00 1,297,274 97,296 (27,891) 1,366,679 
2038 9,371,075 6,050,094 23,878,616 39,299,785 34.00 1,336,193 100,214 (28,728) 1,407,679 
2039 9,371,075 6,050,094 23,878,616 39,299,785 34.00 1,336,193 100,214 (28,728) 1,407,679 
2040 9,652,207 6,231,597 24,594,975 40,478,779 34.00 1,376,278 103,221 (29,590) 1,449,909 
2041 9,652,207 6,231,597 24,594,975 40,478,779 34.00 1,376,278 103,221 (29,590) 1,449,909 
2042 9,941,774 6,418,545 25,332,824 41,693,142 34.00 1,417,567 106,318 (30,478) 1,493,407 
2043 9,941,774 6,418,545 25,332,824 41,693,142 34.00 1,417,567 106,318 (30,478) 1,493,407 
2044 10,240,027 6,611,101 26,092,808 42,943,936 34.00 1,460,094 109,507 (31,392) 1,538,209 
2045 10,240,027 6,611,101 26,092,808 42,943,936 34.00 1,460,094 109,507 (31,392) 1,538,209 
2046 10,547,228 6,809,434 26,875,593 44,232,254 34.00 1,503,897 112,792 (32,334) 1,584,355 
2047 10,547,228 6,809,434 26,875,593 44,232,254 34.00 1,503,897 112,792 (32,334) 1,584,355 

2048 ln 041 4.4A 
1 I 7,013,717 77 110 	OCIN ,1,001.1 ccn 34.00 1,549 014 116 176 (33,304) 1,631 886 

Total: 33,695,945 2,452,881 -705,228 2,250,000 37,693,598 

(1) Estimated SO Tax 

(2) Estimated Collection Fee 

*(3) Capital Improvement Fi 
(4) DSRF - Requirement:  

Estimate int Earnings: 

7.50% 

2.00% 

2,500 per single family unit 

1.50% 

ALL PROJECTIONS AND VALUE ESTIMATES PROVIDED BY DEVELOPER 
The interest rate and rating assumptions are based on current market conditions and similar credits. 

The City's actual results may differ, and Stifel makes no commitment to underwrite at these levels. 

STIFEL 
10/2/2015 	 Page 1 MIMIC FINANCE 



East Fossil Creek Ranch Metropolitan District No. 2 
(In the Town of Windsor, Colorado) 
Limited Tax General Obligation Bonds 

District Cash Flow 

$6,440,000 
SERIES 1 

$3,495,000 
SERIES 2 

$6,345,000 
SERIES 3 

Collection 

Year* 

Net 

Revenues Principal Coupon Interest 

DSRF Interest 

Earnings' 

CAPI 

Fund 

Net 

Debt Service Principal Coupon Interest 

DSRF Interest 

Earnings' 

Net 

Debt Service Principal Coupon 

DSRF Interes 	Net 	Total Net 	Total 	Annual Surplus/ 

Interest 	Earnings° 	Debt Service 	Debt Service Coverage 	(Deficit) 
2018 - - - 0.00 - 
2019 548,852 - 0.000% 335,650 (30,566) (335,650) (30,566) (30,566) -17.96 579,417 
2020 561,993 - 0.000% 335,650 (30,566) (335,650) (30,566) - - - - - (30,566) -18.39 592,559 
2021 568,566 0.000% 335,650 (30,566) 305,084 - - 182,600 (17,170) 165,430 - . 470,514 1.21 98,052 
2022 887,750 - 0.000% 335,650 (30,566) 305,084 - - 182,600 (17,170) 165,430 .. - 470,514 1.89 417,235 
2023 951,866 5,000 4.500% 335,650 (30,566) 310,084 5,000 4.50% 182,600 (17,170) 170,430 - - 332,325 (32,339) 299,986 780,500 1.22 171,365 
2024 1,090,587 55,000 4.500% 335,425 (30,566) 359,859 30,000 4.50% 182,375 (17,170) 195,205 50,000 4.50% 332,325 (32,339) 349,986 905,050 1.21 185,536 
2025 1,216,673 105,000 4.500% 332,950 (30,566) 407,384 55,000 4.50% 181,025 (17,170) 218,855 90,000 4.50% 330,075 (32,339) 387,736 1,013,975 1.20 202,697 
2026 1,095,884 65,000 4.500% 328,225 (30,566) 362,659 35,000 4.50% 178,550 (17,170) 196,380 55,000 4.50% 326,025 (32,339) 348,686 907,725 1.21 188,159 
2027 1,298,909 140,000 4.500% 325,300 (30,566) 434,734 70,000 4.50./o 176,975 (17,170) 229,805 125,000 4.50% 323,550 (32,339) 416,211 1,080,750 1.20 218,159 
2028 1,214,276 115,000 4.500% 319,000 (30,566) 403,434 60,000 4.50% 173,825 (17,170) 216,655 105,000 4.50% 317,925 (32,339) 390,586 1,010,675 1.20 203,601 
2029 1,214,276 120,000 4.500% 313,825 (30,566) 403,259 65,000 4.50% 171,125 (17,170) 218,955 105,000 4.50./e 313,200 (32,339) 385,861 1,008,075 1.20 206,201 
2030 1,250,705 140,000 4.500% 308,425 (30,566) 417,859 70,000 4.50% 168,200 (17,170) 221,030 125,000 4.50% 308,475 (32,339) 401,136 1,040,025 1.20 210,679 
2031 1,250,705 145,000 5.000% 302,125 (30,566) 416,559 75,000 5.00% 165,050 (17,170) 222,880 130,000 5.00% 302,850 (32,339) 400,511 1,039,950 1.20 210,754 . 
2032 1,289,226 165,000 5.000% 294,875 (30,566) 429,309 85,000 5.00% 161,300 (17,170) 229,130 150,000 5.00% 296,350 (32,339) 414,011 1,072,450 1.20 215,775 
2033 1,288,226 175,000 5.000% 286,625 30,566) 431,059 90,000 5.00% 157,050 (17,170) 229,880 155,000 5.00% 288,850 (32,339) 411,511 1,072,450 120 215,775 
2034 1,326,872 195,000 5.000% 277,875 (30,566) 442,309 100,000 5.00% 152,550 (17,170) 235,380 180,000 5.00% 281,100 (32,339) 428,761 1,106,450 1.20 220,422 
2035 1,326,872 205,000 5.000% 268,125 (30,566) 442,559 105,000 5.00% 147,550 (17,170) 235,380 190,000 5.00% 272,100 (32,339) 429,761 1,107,700 1.20 219,172 
2036 1,366,679 230,000 5.000% 257,875 (30,566) 457,309 120,000 5.00% 142,300 (17,170) 245,130 210,000 5.00% 262,600 (32,339) 440,261 1,142,700 120 223,978 
2037 1,366,679 240,000 5.000% 246,375 (30,566) 455,809 125,000 5.00% 136,300 (17,170) , 244,130 220,000 5.00% 252,100 (32,339) 439,761 1,139,700 1.20 226,978 
2038 1,407,679 270,000 5.000% 234,375 (30,566) 473,809 140,000 5.00% 130,050 (17,170) 252,880 245,000 5.00% 241,100 (32,339) 453,761 1,180,450 1.19 227,229 
2039 1,407,679 285,000 5.000% 220,875 (30,566) - 475,309 145,000 5.00% 123,050 (17,170) 250,880 255,000 5.00% 228,850 (32,339) 451,511 1,177,700 1.20 229,979 
2040 1,449,909 310,000 5.000% 206,625 (30,566) 486,059 160,000 5.00% 115,800 (17,170) 258,630 285,000 5.00% 216,100 (32,339) 468,761 1,213,450 1.19 236,459 
2041 1,449,909 330,000 5.500% 191,125 (30,566) 490,559 170,000 5.50% 107,800 (17,170) 260,630 295,000 5.50% 201,850 (32,339) 464,511 1,215,700 1.19 234,209 
2042 1,493,407 360,000 5.500% 172,975 (30,566) 502,409 185,000 5.50% 98,450 (17,170) 266,280 330,000 5.50% 185,625 (32,339) 483,286 1,251,975 1.19 241,431 
2043 1,493,407 380,000 5.500% 153,175 (30,566) 502,609 195,000 5.50% 88,275 (17,170) 266,105 345,000 5.50% 167,475 (32,339) 480,136 1,248,850 1.20 244,556 
2044 1,538,209 420,000 5.500% 132,275 (30,566) 521,709 215,000 5.50% 77,550 (17,170) 275,380 380,000 . 5.50% 148,500 (32,339) 496,161 1,293,250 1.19 244,958 
2045 1,538,209 440,000 5.500% 109,175 (30,566) 518,609 230,000 5.50% 65,725 (17,170) 278,555 400,000 5.50% 127,600 (32,339) 495,261 1,292,425 1.19 245,783 
2046 1,584,355 480,000 5.500% 84,975 (30,566) 534,409 250,000 5.50% 53,075 (17,170) 285,905 435,000 5.50% 105,600 (32,339) 508,261 1,328,575 1.19 255,780 
2047 1,584,355 510,000 5.500% 58,575 (30,566) 538,009 260,000 5.50% 39,325 (17,170) 282,155 460,000 5.50% 81,675 (32,339) 509,336 1,329,500 1.19 254,855 
2048 1,631,886 555,000 5.500% 30,525 (610,147) (24,622) 455,000 5.50% 25,025 (341,326) 138,699 1,025,000 5.50% 56,375 (640,301) 441,075 555,151 2.94 1,076,734 

Total: 37,693,598 	6,440,000 7,469,950 -1,496,554 11,742,096 3,495,000 3,766,100 -804,913 6,456,187 6,345,000 6,300,600 -1,448,775 11,196,826 8,298,490 

DSRF - 	Requirement: 	 538,009 
	

285,905 
	

509,336 

ALL PROJECTIONS AND VALUE ESTIMATES PROVIDED BY DEVELOPER 
The Interest rate and rating assumptions are based on current market conditions and similar credits. 

The City's actual results may differ, and 5tlfel makes no commitment to underwrite at these levels. 

STIFEL 
10/2/2015 	 Page 2 

PUBLIC FINANCE 



Build Out Schedule (Single Family) Land Value 
Year 

Completed 	Collection Units Competed Value Per Unit(*)  

Market 

Value 

Assessed 

Value(**)  

Undeveloped 

Lots 

Lot 

Value 

Market 

Value(*)  

Asses sed 

Value(***)  
2016 	2018 0 300,000 0 0 292 75,000 21,900,000 6,351,000 
2017 	2019 0 300,000 0 0 292 75,000 21,900,000 6,351,000 
2018 	2020 90 309,000 27,810,000 2,213,676 202 77,250 15,604,500 4,525,305 
2019 	2021 180 309,000 55,620,000 4,427,352 112 77,250 8,652,000 2,509,080 
2020 	2022 270 318,270 85,932,900 6,840,259 22 79,568 1,750,485 507,641 
2021 	2023 292 318,270 92,934,840 7,397,613 0 79,568 0 0 

2022 	2024 292 327,818 95,722,885 7,619,542 0 81,955 0 0 

2023 	2025 292 327,818 95,722,885 7,619,542 0 81,955 0 0 

2024 	2026 292 337,653 98,594,572 7,848,128 0 84,413 0 0 

2025 	2027 292 337,653 98,594,572 7,848,128. 0 84,413 
2026 	2028 292 347,782 101,552,409 8,083,572 0 86,946 
2027 	2029 292 347,782 101,552,409 8,083,572 0 86,946 
2028 	2030 292 358,216 104,598,981 8,326,079 0 89,554 0 0 

2029 	2031 292 358,216 104,598,981 8,326,079 0 89,554 
2030 	2032 292 368,962 107,736,951 8,575,861 0 92,241 0 0 

2031 	2033 292 368,962 107,736,951 8,575,861 0 92,241 
2032 	2034 292 380,031 110,969,059 8,833,137 0 95,008 
2033 	2035 292 380,031 110,969,059 8,833,137 0 95,008 0 0 

2034 	2036 292 391,432 114,298,131 9,098,131 0 97,858 0 0 

2035 	2037 292 391,432 114,298,131 9,098,131 0 97,858 0 0 

2036 	2038 292 403,175 117,727,075 9,371,075 0 100,794 0 0 

2037 	2039 292 403,175 117,727,075 9,371,075 0 100,794 0 0 

2038 	2040 292 415,270 121,258,887 9,652,207 0 103,818 
2039 	2041 292 415,270 121,258,887 9,652,207 0 103,818 
2040 	2042 292 427,728 124,896,654 9,941,774 0 106,932 
2041 	2043 292 427,728 124,896,654 9,941,774 0 106,932 0 0 

2042 	2044 292 440,560 128,643,553 10,240,027 0 110,140 0 0 

2043 	2045 292 440,560 128,643,553 10,240,027 0 110,140 0 0 

2044 	2046 292 453,777 132,502,860 10,547,228 0 113,444 
2045 	2047 292 453,777 132,502,860 10,547,228 0 113,444 
2046 	2048 292 467,390 136,477,946 10,863,644 0 116,848 0 0 

* Biennial Inflation: 3.00% 
** Residential Assessment Rate: 7.96% 
** Vacant Land Assessment Rate: 29.00% 

TQTAL 
Market 	Assessed 

Value 	Value 
21,900,000 6,351,000 
21,900,000 6,351,000 
43,414,500 6,738,981 
64,272,000 6,936,432 
87,683,385 7,347,899 
92,934,840 7,397,613 
95,722,885 7,619,542 
95,722,885 7,619,542 
98,594,572 7,848,128 
98,594,572 7,848,128 

101,552,409 8,083,572 
101,552,409 8,083,572 
104,598,981 8,326,079 
104,598,981 8,326,079 
107,736,951 8,575,861 
107,736,951 8,575,861 
110,969,059 8,833,137 
110,969,059 8,833,137 
114,298,131 9,098,131 
114,298,131 9,098,131 
117,727,075 9,371,075 
117,727,075 9,371,075 
121,258,887 9,652,207 
121,258,887 9,652,207 
124,896,654 9,941,774 
124,896,654 9,941,774 
128,643,553 10,240,027 
128,643,553 10,240,027 
132,502,860 10,547,228 
132,502,860 10,547,228 
136,477,946 10,863,644 

• 

East Fossil Creek Ranch Metropolitan District No. 2 
(In the Town of Windsor, Colorado) 
Limited Tax General Obligation Bonds 

Single Family Residential Buildout Summary 

ALL PROJECTIONS AND VALUE ESTIMATES PROVIDED BY DEVELOPER 
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10/2/2015 	 Page 3 PUBLIC FINANCE 



East Fossil Creek Ranch Metropolitan District No. 2 
(In the Town of Windsor, Colorado) 
Limited Tax General Obligation Bonds 

Inclusion Area - Multi Family Residential Buildout Summary 

Build Out Schedule (Single Family) Land Value 
Year 

Completed 	Collection Units Competed Value Per Unit(' 

Market 

Value 

Assessed 

Value" 

Undeveloped 

Lots 

Lot 

Value 

Market 

Value(1  

Assessed 

Value(  "1  

Capital 

Pec 

Market 

Value 

Assessed 

Value 
2016 	2018 0 0 0 400 9,000 3,600,000 1,044,000 0 3,600,000 1,044,000 
2017 	2019 0 0 0 0 400 9,000 3,600,000 1,044,000 0 3,600,000 1,044,000 
2018 	2020 0 0 0 0 400 9,000 3,600,000 1,044,000 0 3,600,000 1,044,000 
2019 	2021 0 0 0 0 400 9,000 3,600,000 1,044,000 0 3,600,000 1,044,000 
2020 	2022 100 150,000 15,000,000 1,194,000 300 9,000 2,700,000 783,000 0 17,700,000 1,977,000 
2021 	2023 200 150,000 30,000,000 2,388,000 200 9,000 1,800,000 522,000 0 31,800,000 2,910,000 
2022 	2024 300 154,500 46,350,000 3,689,460 100 9,270 927,000 268,830 0 47,277,000 3,958,290 
2023 	2025 400 154,500 61,800,000 4,919,280 0 9,270 0 0 0 61,800,000 4,919,280 
2024 	2026 400 159,135 63,654,000 5,066,858 0 9,548 0 0 63,654,000 5,066,858 
2025 	2027 400 159,135 63,654,000 5,066,858 0 9,548 0 0 0 63,654,000 5,066,858 
2026 	2028 400 163,909 65,563,620 5,218,864 0 9,835 0 0 0 65,563,620. 5,218,864 
2027 	2029 400 163,909 65,563,620 5,218,864 0 9,835 0 0 0 65,563,620 5,218,864 
2028 	2030 400 168,826 67,530,529 5,375,430 0 10,130 0 0 0 67,530,529 5,375,430 
2029 	2031 400 168,826 67,530,529 5,375,430 0 10,130 0 0 0 67,530,529 5,375,430 
2030 	2032 400 173,891 69,556,444 5,536,693 0 10,433 0 0 0 69,556,444 5,536,693 
2031 	2033 400 173,891 69,556,444 5,536,693 0 10,433 0 0 0 69,556,444 5,536,693 
2032 	2034 400 179,108 71,643,138 5,702,794 0 10,746 0 0 0 71,643,138 5,702,794 
2033 	2035 400 179,108 71,643,138 5,702,794 0 10,746 0 0 0 71,643,138 5,702,794 
2034 	2036 400 184,481 73,792,432 5,873,878 0 11,069 0 0 0 73,792,432 5,873,878 
2035 	2037 400 184,481 73,792,432 5,873,878 0 11,069 0 0 0 73,792,432 5,873,878 
2036 	2038 400 190,016 76,006,205 6,050,094 0 11,401 0 0 0 76,006,205 6,050,094 
2037 	2039 400 190,016 76,006,205 6,050,094 0 11,401 0 0 0 76,006,205 6,050,094 
2038 	2040 400 195,716 78,286,391 6,231,597 0 11,743 0 0 0 78,286,391 6,231,597 
2039 	2041 400 195,716 78,286,391 6,231,597 0 11,743 0 0 0 78,286,391 6,231,597 
2040 	2042 400 201,587 80,634,983 6,418,545 0 12,095 0 0 0 80,634,983 6,418,545 
2041 	2043 400 201,587 80,634,983 6,418,545 0 12,095 0 0 0 80,634,983 6,418,545 
2042 	2044 400 207,635 83,054,032 6,611,101 0 12,458 0 0 0 83,054,032 6,611,101 
2043 	2045 400 207,635 83,054,032 6,611,101 0 12,458 0 0 0 83,054,032 6,611,101 
2044 	2046 400 213,864 85,545,653 6,809,434 0 12,832 0 0 0 85,545,653 6,809,434 
2045 	2047 400 213,864 85,545,653 6,809,434 0 12,832 0 0 0 85,545,653 6,809,434 
2046 	2048 400 220,280 88,112,023 7,013,717 0 13,217 0 0 0 88,112,023 7,013,717 
2047 	2049 400 220,280 88,112,023 7,013,717 0 13,217 0 0 0 88,112,023 7,013,717 
2048 	2050 400 226,888 90,755,383 7,224,129 0 13,613 0 0 0 90,755,383 7,224,129 
2049 	2051 400 226,888 90,755,383 7,224,129 0 13,613 0 0 0 90,755,383 7,224,129 

* Biennial Inflation: 3.00% 
** Residential Assessment Rate: 7.96% 
** Vacant Land Assessment Rate: 29.00% 
ALL PROJECTIONS AND VALUE ESTIMATES PROVIDED BY DEVELOPER 
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East Fossil Creek Ranch Metropolitan District No. 2 
(In the Town of Windsor, Colorado) 
Limited Tax General Obligation Bonds 

Inclusion Area - Commercial Property Buildout 

Build Out Schedule (Commercial) Undeveloped Land Value 
Year 

Completed Collection 

Sq. Ft. 

Competed 

Value Per 

Sq. Ft. 

Market 

Value 

Assessed 

Value" 

Undeveloped 

Acres 

Value 

Per Acre 

Market 

Value(*)  

Assessed 

Value(***)  

Market 

Value 

Assessed 

Value 
2016 2018 0 0 0 0 82 90,000 7,380,000 2,140,200 7,380,000 2,140,200 
2017 2019 0 0 0 0 82 90,000 7,380,000 2,140,200 7,380,000 2,140,200 
2018 2020 0 0 0 0 82 90,000 7,380,000 2,140,200 7,380,000 2,140,200 
2019 2021 0 0 0 0 82 90,000 7,380,000 2,140,200 7,380,000 2,140,200 
2020 2022 100,000 100 10,000,000 2,900,000 69.385 90,000 6,244,615 1,810,938 16,244,615 4,710,938 
2021 2023 200,000 100 20,000,000 5,800,000 48.036 90,000 4,323,195 1,253,727 24,323,195 7,053,727 
2022 2024 300,000 103 30,900,000 8,961,000 25.865 92,700 2,397,711 695,336 33,297,711 9,656,336 
2023 2025 400,000 103 41,200,000 11,948,000 9.948 92,700 922,196 267,437 42,122,196 12,215,437 
2024 2026 500,000 106 53,045,000 15,383,050 2.296 95,481 219,199 63,568 53,264,199 15,446,618 
2025 2027 650,000 106 68,958,500 19,997,965 0.000 95,481 0 0 68,958,500 19,997,965 
2026 2028 650,000 109 71,027,255 20,597,904 0.000 98,345 0 0 71,027,255 20,597,904 
2027 2029 650,000 109 71,027,255 20,597,904 0.000 98,345 0 0 71,027,255 20,597,904 
2028 2030 650,000 113 73,158,073 21,215,841 0.000 101,296 0 0 73,158,073 21,215,841 
2029 2031 650,000 113 73,158,073 21,215,841 0.000 101,296 0 0 73,158,073 21,215,841 
2030 2032 650,000 116 75,352,815 21,852,316 0.000 104,335 0 0 75,352,815 21,852,316 
2031 2033 650,000 116 75,352,815 21,852,316 0.000 104,335 0 0 75,352,815 21,852,316 
2032 2034 650,000 119 77,613,399 22,507,886 0.000 107,465 0 0 77,613,399 22,507,886 
2033 2035 650,000 119 77,613,399 22,507,886 0.000 107,465 0 0 77,613,399 22,507,886 
2034 2036 650,000 123 79,941,801 23,183,122 0.000 110,689 0 0 79,941,801 23,183,122 
2035 2037 650,000 123 79,941,801 23,183,122 0.000 110,689 0 0 79,941,801 23,183,122 
2036 2038 650,000 127 82,340,055 23,878,616 0.000 114,009 0 0 82,340,055 23,878,616 
2037 2039 650,000 127 82,340,055 23,878,616 0.000 114,009 0 0 82,340,055 23,878,616 
2038 2040 650,000 130 84,810,257 24,594,975 0.000 117,430 0 0 84,810,257 24,594,975 
2039 2041 650,000 130 84,810,257 24,594,975 0.000 117,430 0 0 84,810,257 24,594,975 
2040 2042 650,000 134 87,354,565 25,332,824 0.000 120,952 0 0 87,354,565 25,332,824 
2041 2043 650,000 134 87,354,565 25,332,824 0.000 120,952 87,354,565 25,332,824 
2042 2044 650,000 138 89,975,202 26,092,808 0.000 124,581 0 0 89,975,202 26,092,808 
2043 2045 650,000 138 89,975,202 26,092,808 0.000 124,581 0 0 89,975,202 26,092,808 
2044 2046 650,000 143 92,674,458 26,875,593 0.000 128,318 0 0 92,674,458 26,875,593 
2045 2047 650,000 143 92,674,458 26,875,593 0.000 128,318 0 0 92,674,458 26,875,593 
2046 2048 650,000 147 95,454,691 27,681,860 0.000 132,168 0 0 95,454,691 27,681,860 
2047 2049 650,000 147 95,454,691 27,681,860 0.000 132,168 0 0 95,454,691 27,681,860 
2048 2050 650,000 151 98,318,332 28,512,316 0.000 136,133 0 0 98,318,332 28,512,316 
2049 2051 650,000 151 98,318,332 28,512,316 0.000 136,133 0 0 98,318,332 28,512,316 

* Biennial Inflation: 3.00% 
** Residential Assessment Rate: 7.96% 
** Commercial Assessment Rate: 29.00% 
ALL PROJECTIONS AND VALUE ESTIMATES PROVIDED BY DEVELOPER 

STIFEL 
10/2/2015 	 Page 5 PUBLIC FINANCE 



DISCLOSURE 

Stifel, Nicolaus & Company, Incorporated ('StM') has prepared the attached materials. Such material consists of 

factual or general information (as defined in the SEC's Municipal Advisor Rule). Stifel is not hereby providing a 

municipal entity or obligated person with any advice or making any recommendation as to action concerning the 

structure, timing or terms of any issuance of municipal securities or municipal financial products. To the extent that 

Stifel provides any alternatives, options, calculations or examples in the attached information, such information is 

not intended to express any view that the municipal entity or obligated person could achieve particular results in any 

municipal securities transaction, and those alternatives, options, calculations or examples do not constitute a 

recommendation that any municipal issuer or obligated person should effect any municipal securities transaction. 

Stifel is acting in its own interests, is not acting as your municipal advisor and does not owe a fiduciary duty pursuant 

to Section 15B of the Securities Exchange Act of 1934, as amended, to the municipal entity or obligated party with 

respect to the information and materials contained in this communication. 

Stifel is providing information and is declaring to the proposed municipal issuer and any obligated person that it has 

done so within the regulatory framework of MSRB Rule G-23 as an underwriter (by definition also including the role 

of placement agent) and not as a financial advisor, as defined therein, with respect to the referenced proposed 

issuance of municipal securities. The primary role of Stifel, as an underwriter, is to purchase securities for resale to 

investors in an arm's- length commercial transaction. Serving in the role of underwriter, Stifel has financial and 

other interests that differ from those of the issuer. The issuer should consult with its own financial and/or municipal, 

legal, accounting, tax and other advisors, as applicable, to the extent it deems appropriate. 

These materials have been prepared by Stifel for the client or potential client to whom such materials are directly 

addressed and delivered for discussion purposes only. All terms and conditions are subject to further discussion and 

negotiation. Stifel does not express any view as to whether financing options presented in these materials are 

achievable or will be available at the time of any contemplated transaction. These materials do not constitute an 

offer or solicitation to sell or purchase any securities and are not a commitment by Stifel to provide or arrange any 

financing for any transaction or to purchase any security in connection therewith and may not relied upon as an 

indication that such an offer will be provided in the future. Where indicated, this presentation may contain 

information derived from sources other than Stifel. While we believe such information to be accurate and complete, 

Stifel does not guarantee the accuracy of this information. This material is based on information currently available 

to Stifel or its sources and is subject to change without notice. Stifel does not provide accounting, tax or legal advice; 

however, you should be aware that any proposed indicative transaction could have accounting, tax, legal or other 

implications that should be discussed with your advisors and /or counsel as you deem appropriate. 
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EXHIBIT G 

Service Plan Intergovernmental Agreement 

INTERGOVERNMENTAL AGREEMENT BETWEEN 

THE TOWN OF WINDSOR, COLORADO 

AND THE 

EAST FOSSIL CREEK RANCH METROPOLITAN DISTRICT NOS. 1-2 

THIS AGREEMENT is made and entered into as of this 	 day of 	  
2015, by and between the TOWN OF WINDSOR, a home rule municipal corporation of 
the State of Colorado (the "Town") and the EAST FOSSIL CREEK RANCH 
METROPOLITAN DISTRICT NOS. 1 — 2, each a quasi-municipal corporation and 
political subdivision of the State of Colorado (the "Districts"). The Town and the 
Districts are individually referred to as a "Party" and collectively referred to as the 
"Parties." 

WITNESSETH: 

WHEREAS, C.R.S. § 29-1-203 authorizes the Parties to cooperate and contract 
with one another regarding functions, services and facilities each is authorized to provide; 
and 

WHEREAS, the Districts were organized to provide those services and to exercise 
powers as are more specifically set forth in the Districts' Service Plan approved by the 
Town on 	 , 2015 (the "Service Plan"); and 

WHEREAS, the Service Plan makes reference to the execution of an 
intergovernmental agreement between the Town and the Districts; and 

WHEREAS, the Parties have determined that any capitalized term not specifically 
defined in this Agreement shall have that meaning as set forth in the Service Plan; and 

WHEREAS, the Parties have determined it to be in the best interests of their 
respective taxpayers, residents and property owners to enter into this Intergovernmental 
Agreement (the "Agreement"). 
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NOW, THEREFORE, in consideration of the covenants and mutual agreements 
herein contained, and for other good and valuable consideration, the receipt and 
sufficiency of which are hereby acknowledged, the Parties hereto agree as follows: 

1. Operations and Maintenance Limitation. The purpose of the 
Districts is to plan for, design, acquire, construct, install, relocate, redevelop and finance 
the Public Improvements. The Districts shall dedicate the Public Improvements to the 
Town or other appropriate jurisdiction in a manner consistent with the Approved 
Development Plan and applicable provisions of the Town Code. To the extent the Public 
Improvements are not accepted by the Town or other appropriate jurisdiction, the 
Districts shall be authorized to operate and maintain any part or all of the Public 
Improvements, provided that any increase in an operations mill levy beyond the limits set 
forth herein and the Service Plan shall be subject to approval by the Town Board. 

2. Development Standards. The Districts will ensure that the Public 
Improvements are designed and constructed in accordance with the standards and 
specifications of the Town and of other governmental entities having proper jurisdiction, 
as applicable. The Districts directly or indirectly through the Project Developer will 
obtain the Town's approval of civil engineering plans and will obtain applicable permits 
for construction and installation of Public Improvements prior to performing such work. 
Unless waived by the Town, the Districts shall be required, in accordance with the Town 
Code, to post a surety bond, letter of credit, or other approved development security for 
any Public Improvements to be constructed by the Districts in connection with a 
particular phase. Such development security shall be released when the Districts (or the 
applicable District furnishing the security) have obtained funds, through bond issuance or 
otherwise, adequate to insure the construction of the applicable Public Improvements, or 
when the improvements have been completed and finally accepted. Any limitation or 
requirement concerning the time within which the Town must review a District proposal 
or application for an Approved Development Plan or other land use approval is hereby 
waived by the Districts. 

3. Privately Placed Debt Limitation. Prior to the issuance of any 
privately placed Debt, the Districts shall obtain the certification of an External Financial 
Advisor substantially as follows: 

We are [I am] an External Financial Advisor within the meaning of the 
District's Service Plan. 

We [I] certify that (1) the net effective interest rate (calculated as defined in 
Section 32-1-103(12), C.R.S.) to be borne by the District for the [insert the 
designation of the Debt] does not exceed a reasonable current [tax-exempt] 
[taxable] interest rate, using criteria deemed appropriate by us [me] and 
based upon our [my] analysis of comparable high yield securities; and (2) 
the structure of [insert designation of the Debt], including maturities and 
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early redemption provisions, is reasonable considering the financial 
circumstances of the District. 

4. Inclusion and Exclusion Limitation. The Districts shall not include 
within their respective boundaries, any property outside of the Initial District Boundaries 
or the Inclusion Area Boundaries without the prior written consent of the Town Board. 
The boundaries of the Districts may be adjusted within the boundaries of the Service 
Area by inclusion or exclusion pursuant to the Act, provided that the following materials 
are furnished to the Town Planning Department: a) written notice of any proposed 
inclusion or exclusion is provided at the time of publication of notice of the public 
hearing thereon; b) an engineer's or surveyor's certificate is provided establishing that the 
resulting boundary adjustment will not result in legal boundaries for any District 
extending outside of the Service Area; and c) to the extent the resulting boundary 
adjustment causes the boundaries of the Districts to overlap, that any consent to such 
overlap required by Section 32-1-107, C.R.S. is furnished. Notwithstanding the 
preceding text, property located in an Inclusion Area may not be included into a District 
pursuant to Section 32-1-401(2)(a), C.R.S., i.e., all Inclusion Area property to be included 
within a District must be included pursuant to the consent of the fee owner or owners of 
one hundred percent of the property to be included. Inclusions or exclusions that are not 
authorized by the preceding text shall require the prior approval of the Town Board, and 
such approval shall not constitute a material modification of the Service Plan. 

5. Initial Debt Limitation. Prior to the effective date of approval of an 
Approved Development Plan relating to development within the Service Area, the 
Districts shall not incur any Debt. 

6. Maximum Debt Authorization. The Districts shall not incur Debt in 
excess of $16,280,000. To the extent the Districts seek to modify the Maximum Debt 
Authorization, they shall obtain the prior approval of the Town Board. Increases which 
do not exceed 25% of the amount set forth above, and which are approved by the Town 
Board in a written agreement, shall not constitute a material modification of the Service 
Plan. Debt established pursuant to an intergovernmental agreement pledging the 
collection and payment of property taxes and/or Capital Improvement Fees in connection 
with a Coordinating District and Financing District(s) structure and which secures 
payment of Debt issued by the Coordinating District shall not count against the 
Maximum Debt Authorization limitation. 

7. Monies from Other Governmental Sources. The Districts shall not 
apply for or accept Conservation Trust Funds, Great Outdoors Colorado Funds, or other 
funds available from or through governmental or non-profit entities for which the Town 
is eligible to apply for, except pursuant to an intergovernmental agreement with the 
Town. This Section shall not apply to specific ownership taxes which shall be distributed 
to and a revenue source for the Districts without any limitation. 
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8. Consolidation Limitation. The Districts shall not file a request with 
any Court to consolidate with another Title 32 district without the prior written consent of 
the Town, other than as described in the following sentence. The Districts' may be 
consolidated with one another, with notice to but without the prior consent of the Town, 
to accomplish the objectives set forth herein, and the consolidation thereof will not 
constitute a material modification of this Service Plan. 

9. Eminent Domain Limitation. The Districts shall not exercise their 
statutory power of eminent domain, except as may be necessary to construct, install, 
access, relocate or redevelop the Public Improvements identified in the Preliminary 
Infrastructure Plan. Any use of eminent domain shall be undertaken strictly in 
compliance with State law and shall be subject to prior consent of the Town Board. 

10. Limitation on Using Fees for Capital Improvements. The Districts 
are prohibited from imposing or collecting Fees for purposes of paying for Public 
Improvements or Debt; provided, however, that the Districts may impose and collect a 
one-time capital improvement fee as a source of revenue for repayment of Debt and/or 
costs of Public Improvements in an amount not to exceed $2,500 per dwelling unit or 
$0.80 per square foot for commercial development (the "Capital Improvement Fee"). 
No Capital Improvement Fee related to repayment of Debt shall be authorized to be 
imposed upon or collected from taxable property owned or occupied by an End User 
subsequent to the issuance of a Certificate of Occupancy for said taxable property. The 
Town undertakes no obligation to inform the Districts as to the status of Certificates of 
Occupancy or to monitor the collection of Capital Improvement Fees. Notwithstanding 
any of the foregoing, the restrictions in this paragraph shall not apply to any Fee imposed 
or collected from taxable property for the purpose of funding administration, operation, 
and maintenance costs of the Districts. 

11. Bankruptcy Limitation. All of the limitations contained in the 
Service Plan and this Agreement, including, but not limited to, those pertaining to the 
Maximum Aggregate Mill Levy have been established under the authority of the Town to 
approve a Service Plan with conditions pursuant to Section 32-1-204.5, C.R.S. It is 
expressly intended that such limitations: 

a. shall not be subject to set-aside for any reason or by any court 
of competent jurisdiction, absent a Service Plan amendment; and 

b. are, together with all other requirements of Colorado law, 
included in the "political or governmental powers" reserved to the State under the U.S. 
Bankruptcy Code (11 U.S.C, Section 903) and are also included in the "regulatory or 
electoral approval necessary under applicable nonbankruptcy law" as required for 
confirmation of a Chapter 9 Bankruptcy Plan under Bankruptcy Code Section 943(b)(6). 
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12. Pledge in Excess of Maximum Aggregate Mill Levy — Material  
Modification. Any Debt incurred with a pledge or which results in a pledge that exceeds 
the Maximum Aggregate Mill Levy shall be deemed a material modification of the 
Service Plan pursuant to Section 32-1-207, C.R.S., and a breach of this Agreement and 
shall not be an authorized issuance of Debt unless and until such material modification 
has been approved by the Town as part of a Service Plan Amendment. 

13. Covenant Enforcement and Design Review Services Limitation. 
The Districts are authorized to transfer responsibility for provision of covenant 
enforcement services and design review services under a declaration of covenants, 
conditions, and restrictions ("CCRs") to a not for profit entity controlled by End Users. 
The Districts shall not impose assessments that might otherwise be authorized to be 
imposed and collected pursuant to a CCRs. The preceding sentence does not limit the 
Districts' ability to impose Fees to defray the costs of covenant enforcement and design 
review services. The Districts shall be authorized to contract among themselves to assign 
responsibility for Covenant Enforcement and Design Review Services to one of the 
Districts, but any such contract shall be terminable by any District upon reasonable notice 
to the named enforcing District, and any determinations made by the enforcing District 
under such contract shall be appealable de novo to the Board of Directors of the District 
in which the property that is the subject of the determination is located. The Board of 
Directors of the District in which the property is located will then have thirty (30) days to 
hear the appeal or grant an extension; otherwise, the appeal shall be deemed denied. 

14. Restrictions on Developer Reimbursements. 

a. In the event the District procures or pays for Public 
Improvements outside of a public bid process, prior to reimbursement to the Project 
Developer or payment to a third party on behalf of the Project Developer a qualified 
independent third party shall certify to the Districts that costs of the Public Improvements 
are reasonable. 

b. A qualified independent third party shall certify to the 
Districts that Public Improvements financed by a District are fit for intended purposes. 
Note that this certification standard might differ from the certification standards required 
by the end-owner of such facilities, such as the Town or other special district. 

c. In the event a District agrees to reimburse the Project 
Developer for an advancement of money, property, or services and such agreement does 
not qualify as Debt as defined in the Service Plan, then the District shall not pay a rate of 
interest on such advancement that exceeds a rate equal to the prime rate as published in 
the Wall Street Journal ("WSJ") plus two percent (2%) for the applicable period. In the 
event the WSJ ceases to publish a prime rate, then the Districts shall substitute a rate 
from a similar market index. The Districts will from time to time monitor the feasibility 
of issuing Debt, and if the amount owed under the reimbursement agreement can be 
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satisfied with the proceeds of Debt incurred at a cost materially less than the prime rate 
plus two percent (2%), then the Districts shall take reasonable steps to incur such Debt 
and satisfy the reimbursement obligation to the Project Developer. The purpose of this 
paragraph is to set a readily ascertainable ceiling on the rate of interest a District board of 
directors can agree to pay a Project Developer for advancements that do not qualify as 
Debt; this paragraph neither prevents the District from issuing Debt at a higher rate of 
interest than the WSJ prime rate plus two percent (2%) nor does it prevent the District 
from paying a lower rate of interest on a developer reimbursement agreement. 

15. Town Trails. Trails which are interconnected with a Town or 
regional trail system shall be open to the public free of charge and on the same basis as 
residents and owners of taxable property within the Districts. 

16. Overlap of Existing Special Districts. To the extent prohibited by 
Section 32-1-107, C.R.S., the Districts shall not duplicate the services provided by any 
existing metropolitan or special district in any area of overlap except as may be consented 
to by such existing district. The Town shall be held hamiless if any existing metropolitan 
or special district refuses to authorize services and from any claims brought by such 
district for improvements constructed or installed or services provided prior to receiving 
any required consent. 

17. Overlap of Districts. No property shall be simultaneously included 
within the boundaries of more than one of the Districts, except as provided in Section 
V.A.4. above and in the following sentence. To the extent any District overlaps any other 
District(s), the total mill levy to be imposed by the Districts to property located in two or 
more of the Districts shall not exceed the Maximum Aggregate Mill Levy, and the 
property shall not be subject to a Debt Mill Levy for a period which exceeds the 
Maximum Debt Mill Levy Imposition Term. 

18. Location and Extent Limitation. To the extent a metropolitan district 
may have any powers pursuant to Section 31-23-209, C.R.S., with respect to the Town, 
the District hereby waives and shall not exercise any such powers to override or avoid 
submitting to the jurisdiction of the Town Board or compliance with the Town Code or 
other regulations. 

19. Disclosure. Contemporaneously with the inclusion of property into 
a District, the District shall record a disclosure in the form set forth in Exhibit H hereto in 
the appropriate county's real property records. 

20. Financial Plan. 

The total Debt that the Districts shall be permitted to incur shall not 
exceed the Maximum Debt Authorization; provided, however, that Debt incurred to 
refund outstanding Debt of the Districts shall not count against the Maximum Debt 
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Authorization so long as such refunding Debt does not result in a net present value 
expense. District Debt shall be permitted to be incurred on a schedule and in such year or 
years as the issuing District determines shall meet the needs of the Financial Plan 
referenced above and phased to serve the Project as it occurs. All bonds and other Debt 
incurred by the Districts may be payable from any and all legally available revenues of 
the Districts, including but not limited to revenues from the Debt Mill Levy to be 
imposed upon all taxable property within the Districts and Capital Improvement Fees. 

All Debt incurred by the Districts must be incurred in compliance 
with the requirements of Section 32-1-1101, C.R.S. and all other requirements of State 
law. The Maximum Debt Authorization is supported by the Financial Plan prepared by 
Stifel, Nicolaus & Company, Incorporated, attached hereto as Exhibit F. The Project 
Developer has provided valuation and absorption data it believes to be market based and 
market comparable. The Financial Plan attached to this Service Plan satisfies the 
requirements of Section 19-1-20(i). of the Town Code. Notwithstanding any of the terms 
contained in the Financial Plan or herein, it is expressly expected and understood that the 
Financial Plan is based upon assumptions that provide only a reasonable expectation of 
future conditions and that the actual Debt may be issued at different times and with 
different terms than those set forth in the Financial Plan, which shall not be deemed a 
material modification so long as the Debt complies with the express provisions in the 
body of this Service Plan. 

21. Maximum Voted Interest Rate and Maximum Underwriting 
Discount. The interest rate on any Debt is expected to be the market rate at the time the 
Debt is incurred. In the event of a default, the proposed maximum interest rate on any 
Debt is not permitted to exceed twelve percent (12%). The proposed maximum 
underwriting discount will be three percent (3%). Debt, when incurred, will comply with 
all relevant requirements of this Service Plan, State law and Federal law as then 
applicable to the issuance of public securities. 

22. Maximum Mill Levies. 

A District may impose a "Debt Mill Levy" upon taxable property 
within such District for payment of Public Improvements, including Debt incurred and 
other obligations incurred to pay the costs of Public Improvements. The Districts are 
authorized to promise to impose the Debt Mill Levy for a period not to exceed the 
Maximum Debt Mill Levy Imposition Term, and revenues derived from the Debt Mill 
Levy may be pledged to defray Debt. The Debt Mill Levy may not exceed thirty-four 
(34) mills. However, if there are changes in the method of calculating assessed valuation 
or any constitutionally mandated or statutorily authorized tax credit, cut or abatement, 
then the mill levy limitation applicable to such Debt may be increased or decreased to 
reflect such changes, such increases or decreases to be determined by the Board in good 
faith (such determination to be binding and final) so that to the extent possible, the actual 
tax revenues generated by the mill levy, as adjusted for changes occurring after January 
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1, 2015, are neither diminished nor enhanced as a result of such changes. For purposes of 
the foregoing, a change in the ratio of actual valuation to assessed valuation shall be 
deemed to be a change in the method of calculating assessed valuation. 

An "Operations and Maintenance Mill Levy" may be imposed upon 
the taxable property within the Districts for payment of administration, operations, and 
maintenance costs. The Districts are prohibited from imposing an Operations and 
Maintenance Mill Levy for purposes of generating revenue to fund Public Improvements 
or for defraying Debt. The Districts are prohibited from promising to impose an 
Operations and Maintenance Mill Levy, except that the Districts may, to the extent of 
authorization under TABOR, promise to impose an Operations and Maintenance Mill 
Levy in connection with a Debt covenant to fund basic District administrative, 
operations, and maintenance costs. Revenues derived from the Operations and 
Maintenance Mill Levy may not be pledged. The Operations and Maintenance Mill Levy 
shall not exceed thirty-nine (39) mills. However, if there are changes in the method of 
calculating assessed valuation or any constitutionally mandated or statutorily authorized 
tax credit, cut or abatement, then the mill levy limitation applicable to such Debt may be 
increased or decreased to reflect such changes, such increases or decreases to be 
determined by the Board in good faith (such determination to be binding and final) so 
that to the extent possible, the actual tax revenues generated by the mill levy, as adjusted 
for changes occurring after January 1, 2015, are neither diminished nor enhanced as a 
result of such changes. For purposes of the foregoing, a change in the ratio of actual 
valuation to assessed valuation shall be deemed to be a change in the method of 
calculating assessed valuation. 

The Maximum Aggregate Mill Levy shall be the maximum mill levy 
the District or any combination of Districts is permitted to impose upon taxable property 
for any purpose, including payment of Debt, capital improvements costs, administration, 
operations, and maintenance costs. The Maximum Aggregate Mill Levy is thirty-nine 
(39) mills. However, if, on or after January 1, 2015, there are changes in the method of 
calculating assessed valuation or any constitutionally mandated tax credit, cut or 
abatement, then the preceding mill levy limitations may be increased or decreased to 
reflect such changes, with such increases or decreases to be determined by the Board in 
good faith (such determination to be binding and final) so that to the extent possible, the 
actual tax revenues generated by the mill levy, as adjusted for changes occurring after 
January 1, 2015, are neither diminished nor enhanced as a result of such changes. For 
purposes of the foregoing, a change in the ratio of actual valuation to assessed valuation 
shall be deemed to be a change in the method of calculating assessed valuation. By way 
of example, if a District has imposed a Debt Mill Levy of 30 mills, the maximum 
Operations and Maintenance Mill Levy that it can simultaneously impose is 9 mills. 
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23. Maximum Debt Mill Levy Imposition Term. 

No District or combination of Districts shall have any authority to 
impose or collect a Debt Mill Levy on any single property for a period greater than thirty 
(30) years after the year of the initial imposition of a Debt Mill Levy; this restriction is 
referred to as the Maximum Mill Levy Imposition Term. The Maximum Mill Levy 
Imposition Term begins to run on the earlier of (i) the first year the Debt Mill Levy is 
collected and (ii) five years after the year in which the first building permit for a 
residential, commercial or industrial building is issued for property within the District. 
As an example of (ii), if the first building permit in District No. 2 is issued in 2016, then 
District No. 2 should impose its Debt Mill Levy no later than tax year 2021 (which mill 
levy would be first collected in 2022). In the event a District fails to impose a Debt Mill 
Levy within this five-year time period, the Maximum Debt Mill Levy Imposition Period 
shall be reduced a year for each year that the imposition of the mill levy is delayed. Put 
another way, a District has a five year window from the initial building permit within 
which to impose a full 30-year Debt Mill Levy. In structuring Debt, Districts shall be 
mindful that this primary revenue source for repayment shall expire at the end of this 
thirty-year term. The Maximum Public Improvement Mill Levy Imposition Term may be 
altered only upon approval by the Town pursuant to a separate written intergovernmental 
agreement, and only upon a finding by the Town of extraordinary burdens to the Districts 
or extraordinary benefits to be conferred upon the Town by the Districts. 

24. Sources of Funds. 

As discussed in more detail above, the Districts may impose mill 
levies on taxable property within its boundaries as a primary source of revenue for 
repayment of debt service, capital improvements, administrative expenses and operations, 
and maintenance, to the extent operations and maintenance functions are specifically 
addressed in the Service Plan. The Districts may also rely upon various other revenue 
sources authorized by law, including loans from the Project Developer. At the Districts' 
discretion, they may assess Fees that are reasonably related to the costs of operating and 
maintaining District services and facilities. Fees, other than Capital Improvement Fees, 
shall not be imposed for the purpose of paying for Public Improvements or defraying 
Debt unless specifically permitted by the Town Board, and any such permission shall not 
constitute a material modification of this Service Plan. The Districts are permitted to 
pledge revenues from the Capital Improvements Fee to the payment of Debt. 

25. Security for Debt. 

The Districts do not have the authority and shall not pledge any 
revenue or property of the Town as security for the indebtedness set forth in the Service 
Plan. Approval of the Service Plan shall not be construed as a guarantee by the Town of 
payment of any of the Districts' obligations; nor shall anything in the Service Plan be 
construed so as to create any responsibility or liability on the part of the Town in the 
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event of default by the Districts in the payment of any such obligation or performance of 
any other obligation. 

26. Debt Instrument Disclosure Requirement. 

In the text of each bond and any other instrument representing and 
constituting Debt, the District shall set forth a statement in substantially the following 
form: 

By acceptance of this instrument, the owner of this Bond 
agrees and consents to all of the limitations in respect of the 
payment of the principal of and interest on this Bond 
contained herein, in the resolution of the District authorizing 
the issuance of this Bond and in the Service Plan of the 
District. 

Similar language describing the limitations in respect of the payment 
of the principal of and interest on Debt set forth in this Service Plan shall be included in 
any document used for the offering of the Debt for sale to persons, including, but not 
limited to, the Project Developer. 

27. Urban Renewal Authorities. 

The Districts' tax revenues shall not be affected by any urban 
renewal authority overlapping any portion of the Districts, the formation of which is 
approved by the Town, unless the Districts, Town, and urban renewal authority have 
complied with the requirements of Section 31-25-107(9.5), C.R.S. 

28. Subdistricts. 

The Districts may organize subdistricts or areas as authorized by 
Section 32-1-1101(1)(f), C.R.S., provided, however, that without the specific approval of 
the Town, any such subdistrict(s) or area(s) shall be subject to all limitations on Debt, 
taxes, Fees, and other provisions of this Service Plan. Neither the Debt Mill Levy, the 
Operations and Maintenance Mill Levy, nor any Debt limit shall be increased as a result 
of creation of a subdistrict. In accordance with Section 32-1-1101(1)(f)(I), C.R.S., the 
Districts shall notify the Town prior to establishing any such subdistrict(s) or area(s), and 
shall provide the Town with details regarding the purpose, location, and relationship of 
the subdistrict(s) or area(s). The Town Board may elect to treat the organization of any 
such subdistrict(s) or area(s) as a material modification of this Service Plan. 

29. Special Improvement Districts. 

The Districts are not authorized to establish a special improvement 
district without the prior approval of the Town Board. 
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30. 	Notices. 

All notices, demands, requests or other communications to be sent 
by one party to the other hereunder or required by law, including the Annual Report, shall 
be in writing and shall be deemed to have been validly given or served by delivery of 
same in person to the address or by courier delivery, via Federal Express or other 
nationally recognized overnight air courier service, or by depositing same in the United 
States mail, postage prepaid, addressed as follows: 

To the Districts 	 East Fossil Creek Ranch Metropolitan District 
Nos. 1 - 2 

Attn: 	 
Phone: 
Email: 

with a copy to: 
Collins Cockrel & Cole, P.C. 
Attn: David A. Greher 
390 Union Blvd., Ste. 400 
Denver, Colorado 80228 
Phone: (303) 986-1551 
Email: dgreher@cccfirm.com  

To the Town: Town of Windsor 
301 Walnut Street 
Windsor, Colorado 80550 
Attn: Town Manager 
cc: Town Attorney 
Phone: (970) 674-2400 

All notices, demands, requests or other communications shall be effective upon such 
personal delivery or one (1) business day after being deposited with Federal Express or 
other nationally recognized overnight air courier service or three (3) business days after 
deposit in the United States mail. By giving the other party hereto at least ten (10) days 
written notice thereof in accordance with the provisions hereof, each of the Parties shall 
have the right from time to time to change its address. 
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3 1 . 	Miscellaneous. 

a. Effective Date. This Agreement shall be in full force and 
effect and be legally binding upon final approval of the governing bodies of the Parties. 
No Debt shall be issued by the Districts until after the effective date of this Agreement. 

b. Nonassignability. No party to this Agreement may assign any 
interest therein to any person without the consent of the other party hereto at that time, 
and the terms of this Agreement shall inure to the benefit of and be binding upon the 
respective representatives and successors of each party hereto. 

c. Amendments. This Agreement may be amended from time to 
time by written amendment, duly authorized and signed by representatives of the parties 
hereto. 

d. Severability. If any section, subsection, paragraph, clause, 
phrase, or other provision of this Agreement shall for any reason be held to be invalid or 
unenforceable, the invalidity or unenforceability of such section, subsection, paragraph, 
clause, phase, or other provision shall not affect any of the remaining provisions of this 
Agreement. 

e. Execution of Documents. This Agreement shall be executed 
in two (2) counterparts, either of which shall be regarded for all purposes as one original. 
Each party agrees that it will execute any and all deeds, instruments, documents, and 
resolutions or ordinances necessary to give effect to the terms of this Agreement. 

f. Waiver. No waiver by either party of any term or condition 
of this Agreement shall be deemed or construed as a waiver of any other term or 
condition, nor shall a waiver of any breach be deemed to constitute a waiver of any 
subsequent breach, whether of the same or of a different provision of this Agreement. 

g. Default/Remedies. In the event of a breach or default of this 
Agreement by any party, the non-defaulting party shall be entitled to exercise all 
remedies available at law or in equity, specifically including suits for specific 
performance and/or monetary damages. 

h. Governing Law and Venue. This Agreement shall be 
governed and construed under the laws of the State of Colorado. Venue for all actions 
brought hereunder shall be in District Court in and for Weld County. 

i. Inurement. Each of the terms, covenants and conditions 
hereof shall be binding upon and inure to the benefit of the Parties hereto and their 
respective successors and assigns 

{00461213.DOCX / 10) 
	

G-12 



j. Paragraph Headings. Paragraph headings are inserted for 
convenience of reference only. 

k. No Third Party Beneficiaries. No person or entity who or 
which is not a party to this Agreement will have any right of action under this 
Agreement. 

1. 	Entirety. This Agreement merges and supersedes all prior 
negotiations, representations, and agreements between the parties hereto relating to the 
subject matter hereof and constitutes the entire Agreement between the Parties 
concerning the subject matter hereof; provided, however, that this Agreement does not 
modify, affect, or limit the Town's or any other person's right of action to enforce the 
provisions of the Service Plan separately from this Agreement. 

IN WITNESS WHEREOF, this Agreement is executed by the Town and the Districts as 
of the date first above written. 

Signature page to follow 
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TOWN OF WINDSOR, COLORADO 

By: 
Mayor 

ATTEST: 

Town Clerk 

APPROVED AS TO FORM: 

Town Attorney 

EAST FOSSIL CREEK RANCH 
METROPOLITAN DISTRICT NOS. 1 - 2, 
each a quasi-municipal corporation and 
political subdivision of the State of Colorado 

By: 	  
President 

ATTEST: 

Secretary 
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EXHIBIT H  

District Disclosure Form 

East Fossil Creek Ranch Metropolitan District Nos. 1-2 

In accordance with § 32-1-104.8, Colorado Revised Statutes, East Fossil Creek Ranch 
Metropolitan District Nos. 1-2 (the "Districts") are required to submit a public disclosure 
to the Larimer County Clerk and Recorder for recording along with a map depicting the 
boundaries of the District, attached hereto as Exhibit A. 

1. Name of District: East Fossil Creek Ranch Metropolitan District 
Nos. 1-2. 

2. Powers of the District as authorized by § 32-1-1004, Colorado 
Revised Statutes, and the Districts' Service Plan as of the time of this filing: The Districts 
have the authority to provide the Public Improvements and related operation and 
maintenance services within and without the boundaries of the Districts as such power 
and authority is described in the Special District Act, and other applicable statutes, 
common law and the Constitution, subject to the limitations set forth in the Service Plan. 

3. The Districts' Service Plan, approved on 	, by the Town 
of Windsor, State of Colorado, which can be amended from time to time, includes a 
description of the Districts' powers and authority. A copy of the Districts' Service Plan 
is available from the Division of Local Government. 

4. East Fossil Creek Ranch District Nos. 1-2 are authorized by Title 32 
of the Colorado Revised Statutes to use a number of methods to raise revenues for capital 
needs and general operations costs. These methods, subject to the limitations imposed by 
section 20 of article X of the Colorado Constitution, include issuing debt, levying taxes, 
and imposing fees and charges. The maximum debt service mill levy authorized under 
the Districts' Service Plan is 34 mills. The maximum operations and maintenance mill 
levy authorized under the Districts' service plan is 39 mills. Voter approval for the 
imposition of these taxes under section 20 of article X of the Colorado Constitution has 
been obtained. Information concerning directors, management, meetings, elections and 
current taxes are provided annually in the Notice to Electors described in § 32-1-809(1), 
Colorado Revised Statutes, which can be found at the District office, on the Districts' 
website, on file at the division of local government in the state department of local 
affairs, or on file at the office of the clerk and recorder of each county in which the 
special district is located. 
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M E M O R A N D U M 
 
Date: October 26, 2015 
To: Mayor and Town Board 
Via: Kelly Arnold, Town Manager 

Scott Ballstadt, AICP, Director of Planning 
From: Josh Olhava, Associate Planner 
Subject:  Continuation from the October 12, 2015 Public Hearing and Action – 

Conditional Use Grant to allow temporary agricultural uses for seasonal cattle 
grazing in the General Commercial (GC) zone district – Doug Moreland, 
Manager, Downsmore, LLC., applicant 

Location: 8420 SE Frontage Road 
Item  #: C.7.C.8 
 
Background: 
 
The applicant, Mr. Doug Moreland, is requesting a Conditional Use Grant (CUG) to allow 
temporary seasonal cattle grazing to occur at the subject property, 8420 SE Frontage Road. The 
property encompasses approximately 60 acres and is zoned General Commercial (GC) and is 
located within the Corridor Activity Center (CAC), as identified in the Town’s Intergovernmental 
Agreement with the City of Fort Collins pertaining to development of the I-25/SH 392 interchange.  
 
The applicant’s proposal includes: 

 approximately fifteen (15) animal units on approximately 60 acres; 
 a domestic water tank for the cattle; and 
 the use of cattle grazing on the property for approximately four (4) months per year. 

 
At the October 7th and 12th Planning Commission and Town Board meetings, neither the 
applicant nor a representative was present to answer any questions and concerns raised during 
the public hearing. As a result, both the Planning Commission and Town Board continued this 
agenda item. At their October 21, 2015 meeting, the Planning Commission resumed the public 
hearing.  
 
 
Conformance with Comprehensive Plan: The Comprehensive Plan does not address the 
specific conditions of this conditional use grant request, as policies pertaining to agricultural uses, 
such as livestock grazing, are not included. 
 
 
Conformance with Vision 2025: The Vision 2025 document, like the current Comprehensive 
Plan, does not address the specific conditions of this conditional use grant request. 
 
 
Notification: The following notifications were completed in accordance with the Municipal 
Code:  
 
Public Hearing notifications for Planning Commission and Town Board public hearings were as 
follows:  



October 26, 2015 
Town Board – memo – Windsor Highlands 10th – CUG continuation 

Page 2 of 2 
 

 September 28, 2015 - affidavit of letters mailed to the adjacent property owners  
 September 23, 2015 - property posted with a notification sign  
 September 25, 2015 - legal notice posted on the Town of Windsor website  
 September 25, 2015 - legal ad published in the Tribune  

 
 
Recommendation: At their October 21, 2015 meeting, the Planning Commission forwarded to 

the Town Board a recommendation of approval of the conditional use grant, 
subject to the following conditions, and staff concurs with this 
recommendation: 

1. There shall be no more than fifteen (15) animal units allowed on 
the property at any one time; 

2. The property owner shall erect and maintain a temporary 
perimeter fence to contain the animals and to protect 
neighboring property owner fences from livestock damage; 

3. The temporary perimeter fence is permitted to be barbed wire, 
specifically for this conditional use on the property and shall not 
exceed four (4) feet in height;  

4. The conditional use grant shall expire three (3) years from the 
date of Town Board approval;  

5. All noxious weeds shall be eradicated in accordance with the 
Colorado Noxious Weed Act and Larimer County Weed District; 
and 

6. The property shall be maintained and remain in compliance with 
the Chapter 7 of the Town of Windsor Municipal Code regarding 
nuisances or the CUG may be revoked by the Town Board. 

 
 
Enclosures: Application materials 
 Aerial map 
  
 
 
 
 
 
 
 
 
 
pc: Doug Moreland, applicant 
 City of Fort Collins Planning 





8420 SE Frontage Road 

 

 

Project Description:  

The current use of the property at 8420 SE Frontage Road is a boarded up, unoccupied farm. There are 

improvements on the property that have been secured and are not inhabitable at this time. The vacant 

land is currently subject to an agricultural lease for cattle grazing. There will be approximately 15 AUM’s 

placed on the vacant land, along with a domestic water tank for the cattle, and they will graze the 

ground for approximately four months, more or less. The Owner intends to keep the land and 

improvements in their current state, while Downsmore LLC holds onto the Property for future 

development. 

 



 

Subject Property 



 
 

M E M O R A N D U M 
 
Date: October 26, 2015 
To: Mayor and Town Board 
Via: Kelly Arnold, Town Manager 

Scott Ballstadt, AICP, Director of Planning 
From: Josh Olhava, Associate Planner 
Subject:  Public Hearing and Resolution No. 2015-65 – A Resolution Approving the 

Final Major Subdivision – Highland Meadows Golf Course Subdivision 12th 
Filing – Jon Turner, applicant/ Jason Sherrill, applicant’s representative 

Location: Southwest corner of Colonial Drive and Highland Meadows Parkway 
Item  #: C.9.C.10 
 
Background: 
 
The applicant, Mr. Jon Turner, represented by Mr. Jason Sherrill has submitted a final major 
subdivision plat, known as Highland Meadows Golf Course Subdivision 12th Filing. The subdivision 
encompasses approximately 7.5 acres and is zoned Residential Mixed Use (RMU). A total of 8 
building envelopes are being platted, along with HOA maintained open space, private drives and a 
park tract within the site. The site will include up to 96 attached, residential units, to be reviewed as 
the following site plan agenda item. 
 
The applicant held a neighborhood meeting on October 8, 2014 in accordance with Chapter 16, 
Article XXXI of the Municipal Code. There was 1 neighbor in attendance. No major concerns or 
issues were raised during that meeting. The discussion included an overview of the project, 
anticipated timeframes for development and general planning questions. The applicant received 
Preliminary Plat approval at the July 1, 2015 Planning Commission meeting and on October 21, 
2015, the Planning Commission held a public hearing prior to providing their recommendation on 
the project. 
 
Conformance with Comprehensive Plan: The application is consistent with the following 
Socioeconomic Conditions and Housing goals and policies of the Comprehensive Plan: 

Goals: 
1. Promote an adequate supply and variety of safe and economically achievable 

housing products to meet the current and future needs of the community. 
 

Policies: 
3. Encourage the development of housing environments which are sensitive to noise, 

traffic and established public facilities, and which will complement the area’s terrain, 
vegetation and other natural resources. 

 
The application is consistent with the following Overall Land Use goals and policies of the 
Comprehensive Plan: 

Goals:  
1. Promote the development of Windsor in an orderly manner that will provide a well-

balanced land use pattern which will provide for the efficient and effective ongoing 
extension of public services and facilities.  
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Policies:  
1. Growth will be directed to areas within the Town of Windsor’s GMA. This growth will 

occur in accordance with the land use depiction, and the growth management 
guidelines of the Town’s Comprehensive Plan.  

 
The application is consistent with the following Residential Land Use goals and policies of the 
Comprehensive Plan:  

Goals:  
1. To protect the character and quality of the residential areas in Windsor.  

 
Policies:  
4. All future growth should occur in accordance with directions set forth in the Land Use 

Plan. Emphasis should be placed on promoting residential developments in vacant 
and underutilized areas which are either already annexed or are contiguous to the 
existing corporate limits and are easily served with public utilities.  

 
Conformance with Vision 2025: The application is consistent with the Growth and Land Use 
Management elements of the Vision 2025 document, as well as Housing Quality and Diversity 
Goal 1: “Provide choices for housing in town, not just single family homes,” and Goal 4: “Establish 
the Town of Windsor as a Business and Lifestyle Destination.” 
 
Notification: The following notifications were completed in accordance with the Municipal 
Code:  
 
A neighborhood meeting was held on October 8, 2014 at 6:00 PM in the Community Recreation 
Center. Notifications for this meeting were as follows:  

 September 12, 2014 – legal ad published in the papers  
 September 24, 2014 – affidavit of mailing to property owners within 300 feet  

 
Public Hearing notifications for Planning Commission and Town Board public hearings were as 
follows:  

 October 6, 2015 - affidavit of letters mailed to the adjacent property owners  
 October 6, 2015 - property posted with a notification sign  
 October 9, 2015 - legal notice posted on the Town of Windsor website  
 October 9, 2015 - legal ad published in the Tribune  

 
Recommendation: At their October 21, 2015 meeting, the Planning Commission forwarded to 

the Town Board a recommendation of approval of the final major 
subdivision and Resolution No. 2015-65 as presented, subject to the 
following condition, and staff concurs with this recommendation: 

 
1. All remaining subdivision requirements shall be addressed prior to recordation. 

 
Enclosures: Resolution No. 2015-65 

Application materials 
 Staff PowerPoint 
 
pc: Jon Turner, applicant 
 Jason Sherrill, Landmark Homes, applicant’s representative 



TOWN OF WINDSOR 

RESOLUTION NO. 2015-65 

A RESOLUTION OF THE WINDSOR TOWN BOARD APPROVING THE FINAL PLAT 
FOR THE HIGHLAND MEADOWS GOLF COURSE SUBDIVISION 12TH FILING IN THE 
TOWN OF WINDSOR, COLORADO 

WHEREAS, the Town of Windsor (“Town”) is a Colorado home rule municipality, with all 
powers and authority vested in accordance with Colorado law; and 

WHEREAS, the Town has in place a comprehensive system of land use regulation, the purpose 
of which is the protection of the public health, safety and welfare; and 

WHEREAS, the Highland Meadows Golf Course Subdivision 12th Filing (“Subdivision”) 
proposes to subdivide land located within the Town; and 

WHEREAS, the owner/developer of the Subdivision has presented the Town with the Highland 
Meadows Golf Course Subdivision 12th Filing Final Subdivision Plat (“Subdivision Plat”), a 
reduced copy of which is attached hereto for reference purposes, and is designated “Exhibit A”; 
and 

WHEREAS, the proposed Subdivision Plat has been presented to the Windsor Planning 
Commission, and has received a written recommendation for approval by the Town Board; and 

WHEREAS, the proposed Subdivision Plat and has been the subject of a public hearing and has 
been reviewed by the Town Board in accordance with applicable planning criteria. 

NOW THEREFORE, BE IT RESOLVED BY THE TOWN BOARD FOR THE TOWN OF 
WINDSOR, COLORADO, AS FOLLOWS: 

1. Pursuant to Windsor Municipal Code Section 17-4-20 (e), the Subdivision Plat for the 
Highland Meadows Golf Course Subdivision 12th Filing is hereby approved. 

2. The owner/developer is hereby instructed to comply with all post-approval 
requirements of Chapter 17, Article IV of the Windsor Municipal Code within thirty 
(30) days. 
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Upon motion duly made, seconded and carried, the foregoing Resolution was adopted this 26th 
day of October, 2015. 

TOWN OF WINDSOR, COLORADO 

___________________________________ 
John S. Vazquez, Mayor 

ATTEST: 
___________________________________ 
Patti Garcia, Town Clerk 
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LAND USE APPLICATION

APPLICATION TYPE:

I Annexation

n Master Plan

! ^ Rezoning

Minor Subdivision

Lot Line Adiustment -
Malor Subdivison $
Site Plan

Administrative Site Plan

OWNER:

Name(s)': Jqn_-furlq
Company: -9ql-otgQ-q 8-Q_Holdings LLC

Address*: 80.20_S. County Road 5, Suite 200, Windsor CO gOSZg

Phone #*: 970.204.9393

Name": Jon Turner
Company: Colorado 80 Holdings LLC

Address*: 8020 S. County Road 5, Suite 200, Windsor CO 8052g

Phone #*: 970.204.9393

AUTHORIZED REPRESENTATIVE:

Name: Jim Birdsall

Company: TB GrouP, LLC

Address: 444lVo-untain Avenue, Berlhoud CO g0513

phone #: 970.53?j-5891 email: jim@tbgroup.us

All correspondence will only be sent to those listed above. It is the sole responsibitity of those tisted to
distribute correspondence to other applicable parties.

SUBTYPE:

(for Major Subdivisions and Site plans only)

n Preliminary
g Final

Qualified Comm ercial/lndustrial

n
n
Project Name*: Highland Meadows Golf course Subdivisjon Twelth Filing
Legal Description*: wes-! 1[2 of Sec. 26, tnt\, R og w oi tne olr pM, r-ow-n 9f \Mndsorp
Address/Location*: sw corner of colonial Dr. and Highland Meadows pkwy

Existing Zoning: RMU - Res Mixed Use proposed Zoning: GC - General Commercial



 

 

FINAL MAJOR SUBDIVISION 

HIGHLAND MEADOWS GOLF COURSE 
SUBDIVISION 12TH FILING 

 

 
Josh Olhava, Associate Planner 

October 26, 2015 

Town Board 

Item C.9.C.10 



MAJOR SUBDIVISION 

Article IV of Chapter 17 of the Municipal Code outlines the 
purposes of the Major Subdivision process, including: 
 

Sec. 17-4-10. Purpose.  
The purposes of the major subdivision procedure are:  

 

1) To divide or reconfigure a parcel or parcels of land into six (6) or more 

parcels, sites or lots for the purpose, whether immediate or future, of 

transfer of ownership or building development.  



SITE VICINITY MAP 

Site Location 



SITE PROXIMITY ZONING MAP 

Site Location – Zoned Residential Mixed Use (RMU) 



PLAT 



NOTIFICATION AREA 

Notification: 

Neighborhood Meeting – October 08, 
2014. Notifications for this meeting were 
as follows: 
• September 24, 2014– Affidavit of 

Mailing to property owners within 300 
feet 

• September 12, 2014 – Notice 
published in the papers 

Public Hearing Meetings – October 21st 
and 26th, 2015. Notifications for this 
meeting were as follows: 
• October 6, 2015– Affidavit of Mailing to 

property owners within 300 feet 
• October 6, 2015 – sign posted on 

property 
• October 9, 2015 – notice published in 

the Tribune 
• October 9, 2015 – notice posted on the 

Town of Windsor website 



RECOMMENDATION 

At their October 21, 2015 meeting, the Planning Commission 
forwarded to the Town Board a recommendation of approval of 
the final major subdivision and Resolution No. 2015-65 as 
presented, subject to the following condition, and staff concurs 
with this recommendation: 
  
1. All remaining subdivision requirements shall be addressed prior to 

recordation.  



FINAL MAJOR SUBDIVISION 

Staff requests that the following be entered into the record: 
 
• Application and supplemental materials 
• Staff memorandum and supporting documents 
• All testimony presented during the public hearing 
• Recommendation 



 
 

M E M O R A N D U M 
 
Date: October 26, 2015 
To: Mayor and Town Board 
Via: Kelly Arnold, Town Manager 

Scott Ballstadt, AICP, Director of Planning 
From: Josh Olhava, Associate Planner 
Subject:  Resolution No. 2015-66 – A Resolution Approving the Final Site Plan – 

Highland Meadows Golf Course Subdivision 12th Filing – Site Plan – Jon 
Turner, applicant/ Jason Sherrill, applicant’s representative 

Location: Southwest corner of Colonial Drive and Highland Meadows Parkway 
Item  #: C.11 
 
Background: 
 
The applicant, Mr. Jon Turner, represented by Mr. Jason Sherrill has submitted a site plan, known 
as Highland Meadows Golf Course Subdivision 12th Filing Site Plan. The site plan encompasses 
approximately 7.5 acres and is zoned Residential Mixed Use (RMU). The site will include up to 96 
attached, residential units, in 8 building envelopes. The private drives and open spaces will be 
managed by the HOA. 
 
Site characteristics include: 

 attached single-stall garages for each unit; 
 single car parking spaces on the driveway for each unit; 
 39 additional parking spaces throughout the site; 
 a neighborhood/HOA maintained park; and 
 numerous sidewalks and trails throughout the site. 

 
The sidewalks and trails create inter and intra connectivity throughout the neighborhood. In 
addition, open spaces and landscaping elements provide pedestrian environments throughout 
the site. The building facades include lap siding, straight edge shingle siding and manufactured 
stone veneer. Additional site details can be found in the enclosed staff PowerPoint. 
 
 
Conformance with Comprehensive Plan: The application is consistent with the following 
Socioeconomic Conditions and Housing goals and policies of the Comprehensive Plan: 

Goals: 
1. Promote an adequate supply and variety of safe and economically achievable 

housing products to meet the current and future needs of the community. 
 

Policies: 
3. Encourage the development of housing environments which are sensitive to noise, 

traffic and established public facilities, and which will complement the area’s terrain, 
vegetation and other natural resources. 

 
The application is consistent with the following Overall Land Use goals and policies of the 
Comprehensive Plan: 
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Goals:  
1. Promote the development of Windsor in an orderly manner that will provide a well-

balanced land use pattern which will provide for the efficient and effective ongoing 
extension of public services and facilities.  

 
Policies:  
1. Growth will be directed to areas within the Town of Windsor’s GMA. This growth will 

occur in accordance with the land use depiction, and the growth management 
guidelines of the Town’s Comprehensive Plan.  

 
The application is consistent with the following Residential Land Use goals and policies of the 
Comprehensive Plan:  

Goals:  
1. To protect the character and quality of the residential areas in Windsor.  

 
Policies:  
4. All future growth should occur in accordance with directions set forth in the Land Use 

Plan. Emphasis should be placed on promoting residential developments in vacant 
and underutilized areas which are either already annexed or are contiguous to the 
existing corporate limits and are easily served with public utilities.  

 
 
Conformance with Vision 2025: The application is consistent with the Growth and Land Use 
Management elements of the Vision 2025 document, as well as Housing Quality and Diversity 
Goal 1: “Provide choices for housing in town, not just single family homes,” and Goal 4: “Establish 
the Town of Windsor as a Business and Lifestyle Destination.” 
 
 
Notification: The Municipal Code does not require notifications for Site Plan review by the 

Planning Commission and Town Board 
 
 
Recommendation: At their October 21, 2015 meeting, the Planning Commission forward to the 

Town Board a recommendation of approval of the final site plan and 
Resolution No. 2015-66 as presented, subject to the following conditions, 
and staff concurs with this recommendation: 

 
1. All remaining comments shall be addressed prior to submitting mylars.  

 
 
Enclosures: Resolution No. 2015-66 

Application materials 
 Staff PowerPoint 
 
 
pc: Jon Turner, applicant 
 Jason Sherrill, Landmark Homes, applicant’s representative 
 



TOWN OF WINDSOR 

RESOLUTION NO. 2015-66 

A RESOLUTION OF THE WINDSOR TOWN BOARD APPROVING A SITE PLAN FOR 
THE HIGHLAND MEADOWS GOLF COURSE SUBDIVISION 12TH FILING TO THE 
TOWN OF WINDSOR, COLORADO 

WHEREAS, the Town of Windsor (“Town”) is a Colorado home rule municipality, with all 
powers and authority vested in accordance with Colorado law; and 

WHEREAS, the Town has in place a comprehensive system of land use regulation, the purpose 
of which is the protection of the public health, safety and welfare; and 

WHEREAS, the Highland Meadows Golf Course Subdivision 12th Filing (“Subdivision”) has 
received final plat approval by the Town Board; and 

WHEREAS, the owner/developer of the Subdivision has proposed development within the 
Property in accordance with the attached Highland Meadows Golf Course Subdivision 12th 
Filing, Site Plan (“Site Plan”), which Site Plan is incorporated herein by this reference as if set 
forth fully and designated “Exhibit A”; and 

WHEREAS, the proposed Site Plan has been presented to the Windsor Planning Commission, 
and has received a written recommendation for approval by the Town Board; and 

WHEREAS, the proposed Site Plan has been reviewed by the Town Board in accordance with 
applicable planning criteria. 

NOW THEREFORE, BE IT RESOLVED BY THE TOWN BOARD FOR THE TOWN OF 
WINDSOR, COLORADO, AS FOLLOWS: 

1. Pursuant to Windsor Municipal Code Section 17-7-50 (a) (6), the attached Site Plan 
for the Highland Meadows Golf Course Subdivision 12th Filing is hereby approved. 

2. The owner/developer is hereby instructed to comply with all post-approval 
requirements of Chapter 17, Article VII of the Windsor Municipal Code within thirty 
(30) days. 
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Upon motion duly made, seconded and carried, the foregoing Resolution was adopted this 26th 
day of October, 2015. 

TOWN OF WINDSOR, COLORADO 

___________________________________ 
John S. Vazquez, Mayor 

ATTEST: 
___________________________________ 
Patti Garcia, Town Clerk 
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LAND USE APPLICATION

right to reject
vided with this

SUBTYPE:

( ajor Subdivisions and Site plans only)
Preliminary

Site Plan

I Administrative Site ptan

Project Name*: Highland Meadows Golf course Subdivision Twelfth Flting
Legaf Description*: west 1/2 o! sec. 26, T^N, R 6g w oi tne otn pM, Town ol windgorg
Address/Location*: SW Corner of Colonial Dr. and Highland Meadows pkwy

APPLICATION TYPE:

n Annexation

n Master Ptan

n Rezoning

Minor Subdivision

n Lot Line Adjustment

n Major Subdivision

Final

Qualified Commercial/lndustrial

Existing Zoning: RMU - Res Mixed Use Proposed Zoning: GC - General Commercial

OWNER:

Name(s)*: Jon Turner
Company: Colorado 80 Holdings LLC

Address*: 8020 S. County Road 5, Suite 2OO, Windsor CO go52g

Phone #*: ?79}:4 ???3 gmait.: jon@hillsidecommerciatgroup.com

Name*: Jon Turner
Company: Colorado 80 Holdings LLC

Address*: 89?-qS County Road S, Suite 200, Windsor CO 8OS2g

Phone #*: 970.204.9393 jon@h illsidecommercia lg roup. com

AUTHORIZED REPRESENTATIVE:

Name: Jim Birdsall

Company: TB GrouP, LLC

Address: 444-1/ountain Avenue, Berthoud CO 80513

Phone #: 970.532.5891 emait: jim@tbgroup.us

All correspondence will only be sent to those listed above. It is the sole responsibility of those listed todistribute correspondence to other applicable parties.
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HIGHLAND MEADOWS GOLF COURSE 
SUBDIVISION 12TH FILING 

 

 
Josh Olhava, Associate Planner 

October 26, 2015 

Town Board 

Item C.11 



SITE PLAN 

Article VII of Chapter 17 of the Municipal Code outlines the 
purposes and procedures of the Site Plan process, including: 
 

Sec. 17-7-20. Purpose.  
The purpose of the site plan procedure is to:  
 
1) Develop land as a unit development. 
2) Develop land zoned for multifamily, commercial or industrial uses. 
3) Develop land which, in the opinion of the Town Planner, could have an 

adverse environmental impact upon the surrounding area or would have a 
major community land use impact. 

4) To amend an approved site plan when the change involves additional land 
use…..  



SITE VICINITY MAP 

Site Location 



SITE PROXIMITY ZONING MAP 

Site Location – Zoned Residential Mixed Use (RMU) 



SITE PLAN 



LANDSCAPE PLAN 



ELEVATION DETAIL 



RECOMMENDATION 

At their October 21, 2015 meeting, the Planning Commission 
forwarded to the Town Board a recommendation of approval of 
the final site plan and Resolution No. 2015-66 as presented, 
subject to the following condition, and staff concurs with this 
recommendation: 
  
1. All remaining comments shall be addressed prior to submitting mylars.  



FINAL SITE PLAN 

Staff requests that the following be entered into the record: 
 
• Application and supplemental materials 
• Staff memorandum and supporting documents 
• Recommendation 



 Sales tax collections of the 3.2% sales tax for September was $624,626. 

 September 2015 year-to-date gross sales tax increased 4.24% from September 
2014.   

 Construction use tax through September is at 78.2% of the annual budget at 
$1,471,169.  

 

Highlights and Comments 

Items of Interest 
 The Town of Windsor held its annual budget retreat  on Saturday October 10.  The pro-

posed $57M 2016 budget will be adopted at the Regular Board meeting on November 27. 

 Visit us at www.windsorgov.com and look for live streaming of Town Board and Planning 
Commission meetings. 
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Volume 4, Issue 9 

Special points of interest: 

 CRC expansion sales tax 
collections surpass budget 
requirement for the eighth 
consecutive month. 

 Single Family Residential 
(SFR) building permits  total 
239 through September 
2015. This is up from the 
September 2014 number of 
192. 

 36 business licenses were 
issued in September, of 
which 23 were sales tax ven-
dors. 

 

Inside this issue: 

Sales, Use and Property Tax 2 

Year-to-Date Sales Tax 4 

All Fund Expenditures 5 

General Fund Expenditures 6 

Capital Project Status 7 

Coyote Gulch Park Grand Opening 
The Coyote Gulch Park at 7005 North Aladar Drive had its grand opening.  The 6-acre park has 
unique views into arroyos and provides a Bocce Ball Court, horseshoe pits, two shelters, playground, 
basketball courts, trail head with drinking fountain and bike repair station, paved trails and soft sur-
face trails.  The two-year project total is projected at $1.3 million, paid from Neighborhood park im-
pact fees. 



Building Permits and Construction Use Tax 
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Ideally at the end of the ninth month of the year you want to see 75% collection rate on your annual budget 
number.  We have exceeded that benchmark in all three tax categories.  

At this point last year we had collected $3,991,090 in property taxes, or 96.26% of the annual budget.  This 
year through September we have collected 98.33% of the annual budget. 

We are showing a 22.22% increase in 
number of permits as compared to 
September 2014.  We issued 239 SFR 
permits through September 2015 as 
compared to 192 through September 
of 2014.   

September 2015 construction use tax 
is  above our required monthly collec-
tion for the sixth month out of nine in 
2015.  

The .75% construction use tax for the 
CRC expansion is at 98.67% of the 
annual budget, surpassing the nine 
month benchmark of 75%. 

                           

Building Permit Chart September 2015

    SFR Commercial Industrial Total

Through September 2015 239 1 2 242

Through September 2014 192 3 3 198

% change from prior year 22.22%

2015 Budget Permit Total 279

% of 2015 Budget 86.74%
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Construction Use Tax Collections - 3.2%

Monthly Collection Monthly Budget

Sales, Use and Property Tax Update September 2015

Benchmark =75% Sales Tax Construction Use Tax Property Tax Combined

Budget 2015 $7,142,651 $1,881,336 $4,200,440 $13,224,427

Actual 2015 $6,249,582 $1,471,169 $4,130,496 $11,851,247

% of Budget 87.50% 78.20% 98.33% 89.62%

Actual Through September 2014 $5,995,157 $1,142,369 $3,991,090 $11,128,616

Change From Prior Year 4.24% 28.78% 3.49% 6.49%

CRC Expansion Budget 2015 $1,406,250 $282,565 $1,688,815

CRC Expansion Actual 2015 $1,206,194 $278,809 $1,485,003

CRC Expansion % of Budget 85.77% 98.67% 87.93%



September is a “single collection” month, meaning that the collections are for sales made in August.  September  col-
lections decreased over the 2014 number but still cleared our monthly requirement.  Two of our large retailers use a 
fiscal year that produces 13 filing periods.  This produces one month a year that we receive two  payments from them.  
Last year we received two payments in September.  We should receive two payments in October this year 

3.2% Collections 

The Town budgeted $7.1M in sales tax for 2015, making our average monthly collection requirement $595,221.    
September collections were above this mark at $624,646.  If we keep the pace through the rest of the year we 
should collect $8.5M in this portion of our sales tax. 

.75% Collections 

Collections for September were made on sales in the month of August.  This was the eighth month of collections 
for the new sales tax rate.  Our monthly budget requirement is $117,188.  We collected $146,522.  Our first eight 
months of this collection exceeded our monthly budget projection requirement.  This pace should put us ahead of 
our annual projection of $1,406,256. 

September Highlights 

Looking Forward 

Gross sales tax collections for 
the month of September 2015 
were  $32,770 or 4.98% lower 
than September 2014. 
 
September 2015 year-to-date 
collections increased 4.24% 
from September 2014 year-to-
date collections. 
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CRC Expansion sales tax 
collection for September 2015 

was $146,522.  The required 
monthly collection to meet the 

budgeted projections is 
$117,188.  
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Through September we have 
collected $6.2M in our 3.2% sales 
tax. In comparison, $5.8M was the 
entire year of collections in 2012.   

The new CRC Expansion tax is  an 
additional $1,206,194. 
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Our sales tax base has not changed a great deal over the past decade, with groceries and utilities leading our 
industry sectors in sales tax collection.  Some of this increase can be attributed to an overall increase in prices 
and cost of living, estimated at 2.8% for the first half of 2015 in the Denver/Boulder/Greeley area. 

 We had 14 sales tax license closures in September 2015 while issuing 23 new licenses. 

 The Highlands and Shops at Westwood areas have overtaken the Safeway complex in sales tax percentage 
of total collections.  The Highlands is located north of Crossroads and includes Wagner Equipment.  The 
Shops at Westwood include Loaf & Jug, Ace Hardware, Dairy Queen and Guadalajara Restaurant. 

 

Year-to-Date Sales Tax 

The King Soopers 
Center remains the 
largest local driving 
force in sales tax 
collections.   

Sales Tax Revenue by GEO Code 

SEPTEMBER 2015 
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Operations expenditures 
are at 69% of the annual 

budget. 

Purchase of replacement 
vehicles in the Fleet Fund 
drove the internal service 
funds mark slightly above 

the 75% benchmark. 

Economic reimbursements 
for two local businesses 

caused the ”other entities” 
fund to exceed the 75% 

benchmark.  

The Town is where it should be at this time of year regarding expenditures.  Work on CIP projects is also going 

strong and payment requests will start to increase in the coming months.    We will need to amend the 2015 

budget in the economic development area.  We did not have money budgeted for expenditures in this fund for 

2015, but have made some incentive payments from this fund. 

Construction on the CRC Expansion has begun and will increase the pace of capital spending. 

All Funds Expenditures 

Through September, operating 
and capital expenditures 

combined to equal 48% of the 
2015 Budget. 

 

All Funds Expense Chart September 2015

Benchmark = 75%

General Government

Current 

Month

YTD 

Actual

2015

Budget

% of 

Budget

General Fund $1,057,481 $10,508,094 $14,023,349 75%

Special Revenue $450,038 $990,146 $3,059,443 32%

Internal Service $113,479 $2,189,854 $2,864,572 76%

Other Entities (WBA, Ec Dev Inc) $12,090 $270,324 $145,080 186%

Sub Total Gen Govt Operations $1,633,088 $13,958,418 $20,092,444 69%

Enterprise Funds

Water‐Operations $362,741 $2,480,630 $3,900,156 64%

Sewer‐Operations $83,232 $1,359,720 $1,725,992 79%

Drainage‐Operations $26,899 $297,697 $436,551 68%

Sub Total Enterprise Operations $472,872 $4,138,047 $6,062,699 68%

Operations Total $2,105,960 $18,096,465 $26,155,143 69%

plus transfers to CIF and Non‐Potable for loan

General Govt Capital

Current 

Month

YTD 

Actual

2015

Budget % of Budget

Capital Improvement Fund $278,386 $2,844,991 $8,250,711 34%

CRC Expansion Fund $519,803 $1,679,665 $9,485,594 18%

Enterprise Fund Capital

Water $695,838 $1,737,988 $4,129,854 42%

Sewer $0 $410,292 $1,029,630 40%

Drainage $260,950 $729,964 $3,868,144 19%

Sub Total Enterprise Capital $956,788 $2,878,244 $9,027,628 32%

Capital Total $1,754,977 $7,402,900 $26,763,933 28%

Total Budget $3,860,937 $25,499,365 $52,919,076 48%
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General Fund Expenditures 

General Fund operating ex-
penditures are right at the 75% 
of budget benchmark through 
September.   

Most of the parks, recreation 
and swimming pool expendi-
tures are concentrated in the 
summer causing those depart-
ments to be ahead of the pace. 

Other departments reflect large 
one time expenditures paid in 
the first half of the year.   

Revenue and Expenditure 

The chart on the right shows 
monthly revenue compared to 
monthly expenditure as well as a 
trend line showing the total 2015 
budget expended equally over 
twelve months.   

Our monthly budgeted total ex-
penditures equal $4,409,923.  In 
September we collected 
$4,024,873 in total revenue.  The 
chart on the right reflects our actual 
results through September, though 
somewhat skewered by the bond 
issue proceeds in June. 

  

  Department Current Month YTD Actual

2015

Budget % of Budget

410 Town Clerk/Customer Service $50,006 $456,516 $639,239 71.4%

411 Mayor & Board $34,053 $397,761 $566,827 70.2%

412 Municipal Court $1,413 $12,460 $19,623 63.5%

413 Town Manager $32,773 $310,886 $411,099 75.6%

415 Finance $41,942 $498,028 $625,213 79.7%

416 Human Resources $33,771 $254,849 $401,269 63.5%

418 Legal Services $30,507 $269,104 $339,035 79.4%

419 Planning & Zoning $39,947 $452,131 $701,911 64.4%

420 Economic Development $23,815 $300,023 $408,075 73.5%

421 Police $246,547 $2,430,184 $3,122,689 77.8%

428 Recycling $2,663 $25,867 $49,970 51.8%

429 Streets $82,518 $879,381 $1,201,242 73.2%

430 Public Works $28,117 $326,130 $520,968 62.6%

431 Engineering $56,238 $573,751 $743,073 77.2%

432 Cemetery $10,215 $84,004 $128,885 65.2%

433 Community Events $12,931 $129,479 $214,698 60.3%

450 Forestry $20,130 $223,859 $322,947 69.3%

451 Recreation Programs $166,550 $1,333,153 $1,622,163 82.2%

452 Pool/Aquatics $9,719 $178,362 $189,558 94.1%

454 Parks $95,152 $999,678 $1,264,939 79.0%

455 Safety/Loss Control $96 $4,409 $16,760 26.3%

456 Art & Heritage $19,522 $189,992 $270,563 70.2%

457 Town Hall $18,856 $178,087 $242,603 73.4%

Total General Fund Operations $1,057,481 $10,508,094 $14,023,349 74.9%

General Fund Expense Chart

$0

$10,000,000

$20,000,000

$30,000,000

$40,000,000

$50,000,000

$60,000,000

Jan Feb Mar Apr May June July Aug Sep Oct Nov Dec

Combined Revenue and Expenditures
YTD Revenue YTD Expend Monthly Expend Budget



Page 7 Volume 4, Issue 9 

 



Town of Windsor 
301 Walnut Street 
Windsor, CO  80550 

Phone: 970-674-2400 
Fax: 970-674-2456 
 

We’re on the Web 

www.windsorgov.com 

The 2015 Budget continues to focus on 
fiscal responsibility while building a long-
term sustainable community through stra-

tegic investments and emphasizing the 
maintenance of existing infrastructure.  In 

order to achieve these goals, the 2015 
Budget emphasizes the importance of 

funding the key day-to-day tools that lead 
to success.  These tools are employees, 

technology, and providing services most 
highly rated by citizens.  

 

2015 Monthly Financial Report 

WINDSOR’S hometown feel fosters an energetic COMMUNITY SPIRIT AND PRIDE  

that makes our town a special place in Northern Colorado. 

 WINDSOR has a STRONG LOCAL ECONOMY with diverse business sectors that provide jobs 
and services for residents. 

 WINDSOR promotes QUALITY DEVELOPMENT. 

WINDSOR residents enjoy a friendly community with a VIBRANT DOWNTOWN, HOUSING 
 OPPORTUNITIES, CHOICES for LEISURE, CULTURAL ACTIVITIES, RECREATION,  

and MOBILITY for all.  

WINDSOR is a GOOD ENVIRONMENTAL STEWARD. 

Our Vision:   

The Town of WINDSOR strengthens community through  
the fiscally responsible and equitable delivery of services,  
support of hometown pride, and encourages resident involvement.  



 
 

 Liquor Licensing Authority 
 

To: Mr. Mayor and Members of the Town Board 

CC: Patti Garcia, Town Clerk 
 Ian McCargar, Town Attorney 
 Kelly Arnold, Town Administrator 
 Krystal Eucker, Deputy Town Clerk 
 John Michaels, Chief of Police 
 
From: Teresa Ablao, Associate Town Judge 
 
Date: October 9, 2015 
 
RE: Windsor Local Liquor Licensing Authority report – 3rd Quarter 2015 
______________________________________________________________________ 
  
Dear Mayor and Town Board Members:  
 
This quarter we had a fairly light amount of activity with respect to Liquor Licensing. We met for 
Regular meetings on July 20, August 17, and September 21.  A special meeting was held on 
August 5  to accommodate a Special Event Permit Application for the NoCO Soccer Club. 
Below is a summary of what has occurred since my last report of July 7, 2015.  
 
Renewals:  
This quarter, 4 license renewals were approved on consent.  

 Okole Maluna Hawaiian Grill (Hotel/Restaurant license) 
 Pueblo Viejo (Hotel/Restaurant license) 
 Senor Jalapeno (Tavern license) 
 King Soopers (Beer and Wine license) 

 
4 Licensees were required to appear for hearing on their renewal applications due to having 
had a violation in the previous year.  All 4 renewals were approved. 

 7-Eleven at 629 Main (3.2% Beer Off Premise license) 
  Sports Center Discount Liquors (Retail Liquor Store license) 
 Safeway Store Forty Six, Inc. (3.2% Beer Off Premise license) 
 Loaf N Jug (3.2% Beer Off Premise license) 

 
Special Event Permits granted: 
There were 5 Special Event Permits granted this quarter. 

 Rotary Club-  3 permits for different venues of the Windsor Harvest Festival (Bulls on 
the Beach, Boardwalk Park and Main Park) 

 Northern Colorado Soccer Club- 2 permits, one for the Summer Concert on August 6 
and one for the Heritage Festival on October 3. 

 
New applications granted:  

 Hearth Restaurant and Pub (Hotel/Restaurant license) at 2051/2 Fourth St. 
 Roma Restaurant (Hotel/Restaurant license) at 1039 Main St. 



 
 

 Liquor Licensing Authority 
 

 
 
As always, please feel free to contact me anytime if you have any questions or concerns.  
 
Respectfully submitted, 
 
Teresa Ablao 



 

  DEVELOPMENT REVIEW MONTHLY NEWSLETTER - OCTOBER, 2015 
 COMPREHENSIVE PLAN 

• Upcoming Events:  
o Advisory Committee meeting 11/4/15 

• Targeted plan adoption: Q1, 2016 

POLICIES, PROCEDURES, & STANDARDS
 Road Impact Fees 
 Staff is currently preparing amendments to the Road Impact Fee “look back” process  
 
 Home Occupations with Students   

Town Board work session is scheduled for 11/16/25 or 11/23/15 to discuss possible code amendment to the 
number of students allowed with a home-based business 

 
PROJECTS APPLIED FOR BY TYPE (year to date)  

 
Total Projects: 107 

 

Building Permit Summary for September, 2015 
 Monthly Total Monthly Valuation Year-to-Date Total Year-to-Date Valuation  

New Single Family Permits 29 $9,287,964 239 $76,588,394 

New Multi-Family Permits 0 -- 4 $4,329,701 

New Commercial/Industrial Permits 0 -- 2 $6,173,750 



 
Development Review Monthly Newsletter – October, 2015 
 

Major Development Projects Currently Under Review 
Project Description Status 

Burlington Subdivision, Lot 17 (217 2nd St)  

Arapahoe Rental Site Plan New 1,000 s.f. building & landscaping Awaiting 2nd submittal from applicant 

Diamond Valley Subdivision 5th, Lots 1 & 2 (9481 Eastman Park Dr) 

Silverline Services Site Plan Construction of 2,400 s.f. building in first phase Awaiting 2nd submittal from applicant   

Fossil Creek Meadows (Northwest of WCR 5 & WCR 32E) 
Amended Master Plan & Preliminary 
Major Subdivision  

Platting of 292 single family lots 1st submittal under review  

Fossil Ridge Subdivision (Hialeah Dr off of Highland Meadows Pkwy) 

5th Filing Preliminary Plat  10 lot subdivision  Awaiting 2nd submittal from applicant 

Windsor Highlands Amended Master Plan Amendment to allow 10 additional lots Awaiting 2nd submittal from applicant 

Great Western Industrial Park 3rd, Lot 1, Block 1 (11140 Eastman Park Dr) 

Vestas Site Plan – Phase X  Approximately 40,000 s.f. in various additions Awaiting 3rd submittal from applicant 

Highlands Industrial Park 6th
 (Crossroads Blvd & Greenfield Dr) 

Concrete Equipment Supply Site Plan & 
Minor Subdivision  

New 10,000 s.f. building 1st submittal under review 

Highland Meadows Golf Course 8th, Lot 6 (Crooked Stick Dr & Highland Meadows Pkwy) 

Fitness & Tennis Center Site Plan 40,000 s.f. building with outdoor tennis courts Awaiting mylars from applicant  

Labue Farm (North of Crossroads Blvd at WCR 15) 

Annexation  Annexation of 155 acres 2nd submittal under review  

Lakeview Addition 7th (Cedar St at Highway 257) 

Preliminary Site Plan New four unit apartment building  1st submittal under review 

Poudre Heights Subdivision 3rd
 (Northwest of 7th St & New Liberty Rd) 

Preliminary Plat & Preliminary Site Plan 
Platting of 392 residential lots including site 
planning of 125 townhome units  

Awaiting 2nd submittal from applicant 

Raindance Subdivision (North of Crossroads Blvd between County Line Rd & WCR 15) 

Master Plan & Planned Unit Development 
Rezoning 

1,100 acres including 2,800 residential units, 
golf course, and up to 42 acres of mixed use 
neighborhood commercial 

Planning Commission 5/20/15, Town 
Board to be scheduled upon submittal of 
additional documents 

The Ridge at Harmony Road (Northeast of CR 74 & WCR 13 intersection) 

Final Major Subdivision Platting of 418 residential lots in first filing Awaiting 2nd submittal from applicant  

Shutts Subdivision 3rd (Fairgrounds Ave & LCR 30)  
Preliminary Major Subdivision & 
Preliminary Site Plan  

66 condominiums, 32 townhomes, 37 single 
family lots, and up to 11,000 s.f. of commercial 

1st submittal under review  

South Hill Subdivision (Northwest of Crossroads Blvd & 7th St) 

Final Plat 210 lots on 124 acres Awaiting check-prints from applicant 

Valley Center Subdivision, Lot F 

Agrifab Colorado Site Plan New 6,000 s.f. building  1st submittal under review  

Water Valley South 9th, Lots 1 & 2  

Self-Storage 
Construction of six buildings housing 97 indoor 
storage units  

Awaiting 2nd submittal from applicant  

Windshire Park Annexation  

Amended Master Plan  
Amendment to change Parcel E designation 
from Church to Townhomes  

Awaiting 2nd submittal from applicant  

Windsor Commons Subdivision 2nd - Lot 2 (1101 Automation Drive) 
Windsor Commons Self-Storage Site 
Plan 

New 70,000 s.f. building  3rd submittal under review  

Note: More detailed information about project review times can be found at: 
http://www.windsorgov.com/DocumentCenter/View/13144 

http://www.windsorgov.com/DocumentCenter/View/13144
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