Mrkeri

TOWN OF

WINDSOR

COLORADO

PLANNING COMMISSION

REGULAR MEETING
February 6, 2019 // 7:00 p.m.// Town Board Chambers
301 Walnut Street, Windsor, CO 80550

AGENDA

CALL TO ORDER

Roll Call

Review of Agenda by the Planning Commission and Addition of Iltems of New
Business to the Agenda for Consideration by the Planning Commission

Public 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 Planning Commission.

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. Public comments are expected to be
constructive. Written comments are welcome and should be given to the
secretary prior to the start of the meeting. Written materials will not be accepted
during the meeting in the interest of time.

CONSENT CALENDAR*
1. Approval of minutes of January 16, 2019
BOARD ACTION

1. Public Hearing — Conditional Use Grant (CUG) for a Public Utility Installation,

Including Transmission Lines and Substations in the Residential Mixed Density
Zone District — Thornton Farm 24 Annexation — Derek Holscher of Public Service
Company of Colorado (Xcel Energy), Applicant

e Quasi-judicial

e Staff presentation: Millissa Berry, Senior Planner

Recommendation to Town Board - Conditional Use Grant (CUG) for a Public
Utility Installation, Including Transmission Lines and Substations in the
Residential Mixed Density Zone District — Thornton Farm 24 Annexation — Derek
Holscher of Public Service Company of Colorado (Xcel Energy), Applicant

e Quasi-judicial

o Staff presentation: Millissa, Senior Planner

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.



Public Hearing — Raindance 5th Filing — Martin Lind of Raindance Land
Company, LLC, owner / applicant, John Meyers of TST, INC Consulting
Engineers, Applicant’s Representative

e Quasi-judicial

o Staff presentation: Millissa Berry, Senior Planner

Recommendation to Town Board — Major Subdivision — Raindance 5th Filing —
Martin Lind of Raindance Land Company, LLC, owner / applicant, John Meyers
of TST, INC Consulting Engineers, Applicant’'s Representative

e Quasi-judicial

o Staff presentation: Millissa, Senior Planner

Preliminary Major Subdivision — Highland Meadows Golf Course Subdivision
15th Filing Site Plan — Jon Turner of Colorado 80 Holdings, LLC, owner; Jason
Sherrill of Landmark Homes, LLC, Applicant; Mike Walker of TB Group,
Applicant’'s Representatives

¢ Quasi-judicial

e Staff Presentation: Millissa Berry, Senior Planner

Preliminary Standard Site Plan — Vernazza Townhomes - Highland Meadows
Golf Course Subdivision 15" Filing Site Plan — Jon Turner of Colorado 80
Holdings, LLC, owner; Jason Sherrill of Landmark Homes, LLC, Applicant; Mike
Walker of TB Group, Applicant’'s Representative

e Quasi-judicial

o Staff presentation: Millissa Berry, Senior Planner

Parking Determination — Vernazza Townhomes Clubhouse - Highland Meadows
Golf Course Subdivision 15" Filing Site Plan — Jon Turner of Colorado 80
Holdings, LLC, owner; Jason Sherrill of Landmark Homes, LLC, Applicant; Mike
Walker of TB Group, Applicant’'s Representative

e Quasi-judicial

o Staff presentation: Millissa Berry, Senior Planner

Preliminary Major Subdivision — Windshire Park Subdivision 6th Filing — Jeff
Feneis, Loveland Housing Authority on behalf of Windsor Housing Authority,
owner/applicant; Jim Doyle, TB Group, applicant’s representative

e Quasi-judicial

o Staff Presentation: Carlin Malone, Chief Planner

COMMUNICATIONS

1. Communications from the Planning Commission

2. Communications from the Town Board liaison

3. Communications from the staff

a. Avery Substation Site Plan — Thornton Farm 24 / Avery Subdivision

ADJOURN
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*

Please note that items on the Consent Calendar will not be discussed unless

requested by the Planning Commissioners or by applicants who have business listed

on the Consent Calendar.

Upcoming Meeting Dates

Wednesday, February 6, 2019 7:00 P.M.

Wednesday, February 20, 2019 7:00 P.M.

Wednesday, March 6, 2019 7:00 P.M.

Wednesday, March 20, 2019 7:00 P.M.

*%

Regular Planning Commission meeting**
Regular Planning Commission meeting**
Regular Planning Commission meeting**

Regular Planning Commission meeting**

Does not include any Planning Commission work sessions which may be requested

and may also be scheduled for these dates.
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Mrkeri

TOWN OF

WINDSOR

COLORADO

B.

C.

PLANNING COMMISSION

REGULAR MEETING
January 16, 2019 // 7:00 p.m. // Town Board Chambers
301 Walnut Street, Windsor, CO 80550

MINUTES

CALL TO ORDER
Chairman Schick called the regular meeting of the Planning Commission to order at
7:00 p.m.

1. Roll Call
The following Planning Commission members were present:
Gale Schick
Doug Dennison
Kelly Hall
Victor Tallon

Jerry Bushelman
Dan Foreman

Alternate Cindy Scheuerman

Alternate Scott Ready

Absent Travis Yingst
Town Board Liaison Absent David Sislowski

Scott Ballstadt

Millissa Berry

Carrie Tremblatt
Amanda Mehlenbacher

Also Present: Planning Director
Senior Planner
Planner |

Deputy Town Clerk

Review of Agenda by the Planning Commission and Addition of Items of New
Business to the Agenda for Consideration by the Planning Commission

Mr. Tallon moved to approve the agenda as presented; Mr. Bushelman
seconded the motion. Roll call on the vote resulted as follows; Yeas —
Schick, Dennison, Hall, Tallon, Bushelman, Scheuerman, Foreman; Nays —
None Motion carried

Public Invited to be heard
Mr. Schick opened the meeting up for public comment to which there was none.

CONSENT CALENDAR*

1. Approval of minutes of December 19, 2018

Mr. Tallon moved to approve the consent calendar as presented; Ms.
Scheuerman seconded the motion. Roll call on the vote resulted as follows;
Yeas — Schick, Dennison, Hall, Tallon, Bushelman, Scheuerman, Foreman;
Nays — None Motion carried

BOARD ACTION

1. Public Hearing — Conditional Use Grant (CUG) for a Temporary Recycled

Asphalt Parking Lot in the Central Business (CB) Zone District — Lot 23,

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.



Burlington Subdivision — Matt Ashby, Director, Windsor Downtown Development
Authority, Applicant

e Quasi-judicial

e Staff presentation: Millissa Berry, Senior Planner

Ms. Berry introduced the applicant and presented the PowerPoint presentation
included in packet material, with the following information. The applicant, the
Windsor Downtown Development Authority (DDA), represented by Matt Ashby,
the Director of the DDA, is requesting a Conditional Use Grant (CUG) to allow
the installation of a recycled asphalt surface on the subject property to
temporarily accommodate parking in the downtown and for events at Boardwalk
Park. The proposed parking lot would replace the current temporary parking lot
on the property to the east at 107 5th Street. The parking lot at 107 5 Street was
granted a CUG for the use including the recycled asphalt surface.

The lot is currently occupied by two structures, both of which are planned to be
demolished in the near-term. Once the structures are removed, the DDA
proposes the installation of re-used asphalt material on the gravel surface of the
lot. Storm water would be channeled to the east inlet that will drain to the
northeast and fill the retention pond. The lot will be used temporarily by citizens
and visitors for parking, until a developer initiates a larger-scale project on the lot.
The highest use will be during summer events at Boardwalk Park and the
Farmer's Market.

A conditional use grant is required in this situation as the proposed use, recycled-
asphalt parking lot, is not a use allowed by right in any zoning district. Section 16-
10-30(3) of the Municipal Code states, “All parking lots which are designed to be
used for employee parking, visitor parking, customer parking and tenant parking
... shall be paved with asphalt or concrete.” Section 16-7-10 of the Municipal
Code states that the intent of a conditional use grant is to allow “consideration of
uses which are unique in nature or character, although not specifically included
as uses by right in any specific zoning districts.”

While the code does not allow permanent parking lots to be surfaced with
recycled asphalt, this temporary condition reflects what has been allowed at the
5th Street lot, temporarily addresses the need for parking in the downtown, and
will be an improvement of the subject site after demolition of the structures.

Staff recommends that the Planning Commission forward a recommendation of
approval of the Conditional Use Grant application to the Town Board as
presented with the following conditions:

1. The parking lot shall be properly maintained and accommodate adequate
areas for circulation and movement of emergency vehicles.

2. The applicant will work with the Town’s Engineering and Public Works
Departments to ensure that drainage is adequately addressed.

3. Fencing, to be approved by the Planning Department, will be installed to
the north property line to deter people and vehicles from accessing the
railroad right-of-way.

4. Fencing, to be approved by the Planning Department, will be installed
along Ash Street for the length of the property to designate access points
to the parking area.
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5. The duration of the temporary parking use shall not exceed five (5) years
from the date of Town Board approval as proposed in the conditional use
grant application materials.

Staff requests that the following be entered into the record:
Application and supplemental materials

e Staff memorandum and supporting documents

e Testimony from public hearing

¢ Recommendation

Mr. Ashby with the Downtown Development Authority, provided a brief
presentation on the intent of the temporary recycled asphalt parking lot as well as
providing information on an ultimate parking solution as development increases.

Mr. Schick asked if there was anyone from the audience that wished to speak on
this matter.
There were none.

Mr. Schick asked if there were any questions from the Commission.

Ms. Scheuerman inquired what would happen to the DDA parcel that currently

allows parking, once the Conditional Use Grant expires in April of this year.
Mr. Ashby stated that they would work to get the new parking lot
available for use before eliminating the parking option on the DDA
parcel.

Mr. Ashby respectfully requested the Commission to remove condition number 4
regarding the fencing along Ash Street and defer it until the site plan review
process. This is simply because there could be street scape improvements that
are planned for the frontage of the lot.

Mr. Bushelman inquired as to what surface treatment will be used on the
recycled asphalt.
Mr. Ashby stated that it would be a similar treatment that was used on
the lot to the east.

Mr. Tallon moved to close the public hearing; Mr. Dennison seconded the
motion. Roll call on the vote resulted as follows: Yeas — Schick, Dennison,
Hall, Tallon, Bushelman, Scheuerman, Foreman; Nays — None; Motion
carried.

Recommendation to Town Board - Conditional Use Grant (CUG) for a Temporary
Recycled Asphalt Parking Lot in the Central Business (CB) Zone District — Lot
23, Burlington Subdivision — Matt Ashby, Director, Windsor Downtown
Development Authority, Applicant

e Quasi-judicial

o Staff presentation: Millissa, Senior Planner

Mr. Tallon moved to forward a recommendation of approval to the Town
Board for a Conditional Use Grant for a Temporary Recycled Asphalt
Parking Lot subject to all conditions stated by staff with the exception of
condition number 4 by deferring it until the site plan review; Mr. Dennison
seconded the motion. Roll call on the vote resulted as follows; Yeas —
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Schick, Dennison, Hall, Tallon, Bushelman, Scheuerman, Foreman; Nays —
None; Motion Carried.

Public Hearing — Rezoning Petition - Portion of Windsor Manor 7t Filing Lot 3 —
Windsor Manor Condo Association, President; Scott Goering,

e Quasi-judicial

e Staff presentation: Carrie Tremblatt, Planner |

Ms. Tremblatt introduced the applicant and presented the PowerPoint
presentation included in packet material, with the following information. The
applicant, the Windsor Manor Condo Association, represented by Scott Goering,
is requesting to rezone an approximately 1,614 square foot portion of Windsor
Manor 7 Filing. The subject property is located generally east of 13t Street,
north of Ash Street, and south of Honeysuckle Court. Please see the enclosed
PowerPoint for specific boundaries of the rezoning.

The request is to rezone approximately 1,614 square feet from Multifamily
Residential (MF-1) to General Commercial (GC) with a Planned Unit
Development (PUD) overlay consistent with the remaining portion of Windsor
Manor Subdivision 7w Filing Lot 3. This rezoning request is being considered
concurrently with a minor subdivision request known as Windsor Manor
Subdivision 7w Filing, to ensure that the property boundaries coincide with the
zoning boundaries. The proposed zoning is consistent with the existing zoning of
PUD (with underlying General Commercial) and the Town’s Land Use Map.

The purpose of this concurrent proposal is to allow a 1,614 square foot portion of
what was previously part of the Windsor Manor Condo Association to become
part of the adjacent General Commercial PUD shopping center to ensure that
this area is better utilized and maintained by the commercial center known as
Windsor Manor Centre (1230 Ash Street).

Although staff is concurrently reviewing the Windsor Manor 7 Filing Minor
Subdivision application, it is important to note that this rezoning request needs to
be considered on its own merit, and any action by Planning Commission should
be based on the compliance of the rezoning petition with the Comprehensive
Plan.

Staff recommends that the Planning Commission forward a recommendation of
approval of the rezoning petition and ordinance to the Town Board subject to all
remaining Planning Commission and staff comments being addressed.

Staff requests that the following be entered into the record:
e Application and supplemental materials
e Staff memorandum and supporting documents
e Testimony from public hearing
e Recommendation

Mr. Schick asked if there was anyone from the audience that wished to speak on
this matter.
There were none.

Mr. Schick asked if there were any questions from the Commission.
There were none.
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Mr. Tallon moved to close the public hearing; Ms. Scheuerman seconded
the motion. Roll call on the vote resulted as follows: Yeas — Schick,
Dennison, Hall, Tallon, Bushelman, Scheuerman, Foreman; Nays — None;
Motion carried.

Recommendation to Town Board — Rezoning Petition-Portion of Windsor Manor
7th Filing Lot 3—Windsor Manor Condo Association, President; Scott Goering

e Quasi-judicial

e Staff presentation: Carrie Tremblatt , Planner |

Mr. Tallon moved to forward a recommendation of approval to the Town
Board for a Rezoning Petition subject to all remaining Planning
Commission and staff comments being addressed; Mr. Bushelman
seconded the motion. Roll call on the vote resulted as follows; Yeas -
Schick, Dennison, Hall, Tallon, Bushelman, Scheuerman, Foreman; Nays —
None; Motion Carried.

COMMUNICATIONS

1.

Communications from the Planning Commission
None

Communications from the Town Board liaison
None

Communications from the staff

a. Site Plan — Valley Center Subdivision 4" Filing, Lots 1-3

Mr. Ballstadt reported that the plan will be reviewed and approved
administratively by staff; however, if there are any comments to please forward
them to staff at your earliest convenience.

ADJOURN
Upon a motion duly made, the meeting was adjourned at 7:33 p.m.

Deputy Town Clerk, Amanda Mehlenbacher

Page 5 of 5



Mrkeri

TOWN OF

WINDSOR

COLORADO

MEMORANDUM
Date: February 6, 2019
To: Planning Commission
From: Millissa Berry, Senior Planner
Re: Public Hearing and Recommendation to Town Board —

Conditional Use Grant (CUG) for a Public Utility Installation
Including Transmission Lines and Substations - Public Service
Company of Colorado, Applicant; Derek Holscher, Applicant’s
Representative

Location: NW of intersection of WCR 15 and WCR 76
Iltem #: C.1&C.2

Background

The applicant, Public Service Company of Colorado, represented by Derek Holscher, is
requesting a Conditional Use Grant (CUG) to allow a public utility installation including
transmission lines and substations on the recently annexed Thornton Farm 24 property located
northwest of the intersection Weld County Road 15 and Weld County Road 76. The property is
zoned Residential Mixed Use (RMU) which allows any principal, accessory or conditional use
permitted in any residential district. The Single-family Residential zone district calls for a CUG for
public utility installations including transmission lines and substations. This conditional use grant
considers the use as well as the height of structures, including the towers and fence, proposed.

The proposed public utility installation is for a new 230-kilovolt (kV) substation and a 2-mile long
over-head transmission line (approximately 0.5 miles being within the Town of Windsor). In
addition, underground distribution lines are planned from the substation westward to WCR 13
along WCR 76. The purpose of the facility is to enable Public Service Company of Colorado to
accommodate existing and future energy demands in the region. The transmission lines and
station would tie into the greater Platte River Power Authority system.

The substation would be constructed on a 10-acre portion of the Thornton Farm 24 property. The
site is located approximately 500 feet north of WCR 76 near the intersection of WCR 76 and
Brian Avenue. Please see the presentation materials for location of the proposed site. If
approved, the applicant’s intention is to subdivide the Thornton Farm 24 property to allow for the
purchase of the 10-acre site from the City of Thornton.

The substation site plan shows approximately 6 acres of the site containing a fully-fenced facility
with the proposed equipment and towers. The east-west fence lines are proposed at
approximately 500 feet in length and the north-south fence lines are proposed at approximately
600 feet in length. The perimeter fence would be 7-foot chain link with an additional 1 foot of
barbed wire at the top for a total of 8 feet in height. Ground equipment ranges in height to



approximately 30 feet; towers range from 55 feet to 75 feet tall. The access to the site would be
from WCR 76 immediately north of the intersection of Brian Avenue. A storm water detention area
is planned on the southern portion of the site and a landscaping plan shows evergreen trees
along the south perimeter of the detention pond. The overhead transmission lines travel north
from the substation site to the town limits. Please see the presentation and application materials
for additional details on the facility.

The conditional use would not have an expiration date. The facility is planned to operate for the
long-term.

Standards and Requirements for Conditional Use Grants

Section 16-7-50 of the Municipal Code outlines the factors to be evaluated prior to the granting of
a conditional use.

1. The character and the quality of the area in which the use will be located.
The Thornton Farm 24 property is approximately 288 acres. It currently has an agriculture
use which would continue in the areas outside of the substation site. Beyond the substation
and transmission lines, no development is currently proposed on the site and it is anticipated
that development will not occur in the near term as the property is reserved for its water
rights.

Low to medium residential subdivisions exist to the south and east of the property. Lower
density residential subdivisions and agricultural land is located to the north. The Town of
Timnath is located to the west of the property. Additional development is expected in the
town.

2. The physical appearance of the use, including suitability of architectural and
landscaping treatment.
The substation contains a number of electrical components and related physical support
structures including:
e Dead-end structures and static masts (55 to 62 feet tall with extension poles up to 75
feet in height)
e Transformers, regulators, capacitors and other voltage modification devices (between
15 and 35 feet in height)
e Circuit protection and control devices
e High voltage cables
e Transmission line towers (between 100 and 135 feet in height) spaced at a range of
700 feet to 1,200 feet apart
The ground equipment and transmission line towers would be grey with a dull surface to
reduce reflectivity.

Landscaping around the facility include the agricultural land of the greater Thornton Farm 24
property and a row of evergreen trees along the south portion of the site.

Due to the size and height of the facility, it will be visible from the surrounding areas. The
distance between the site and adjacent properties, terrain to the east of the site (see item 3
below), the crops associated with the agricultural use and the evergreen trees attempt to
provide some screening of the site from the surrounding vantage points.
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Appropriate location of the building or buildings on the lot.

The site location was selected in part to help reduce the visual impact of the substation from
surrounding areas. The site of the substation ground equipment is located approximately 500
feet north of WCR 76. To the south is a wetland area that continues on the south side of
WCR 76 in the northern portion of the Roth Subdivision. The wetland area adds an additional
300 to 350 feet between the road and the neighbors to the immediate south of the substation.
Terrain to the east of the site will reduce the views of the substation from properties to the
east. The substation site is in access of 1,000 feet from WCR 13 and over 2,000 feet from
Lake Lee to the north.

Adequate provision of parking, loading and circulation facilities.
There are no parking, loading and circulation facilities proposed. A 25’ wide access drive of
approximately 800 feet in length will access the site from WCR 76.

Potential effect of the use upon off-site vehicular and pedestrian traffic circulation,
with particular reference to potential traffic congestion.

Operation of the substation is continual but the substation will not be manned on a continual
basis. After construction, employee visitation (typically 1 or 2 employees at a time) of the site
is anticipated to be once a month to conduct maintenance, inspections and other operational
requirements. During construction, a traffic control plan is required by the Town to ensure
safe access to and egress from the site from WCR 76.

Potential effect of the use on storm drainage in the area.

Construction of the transmission line portion of the facility is not expected to create run off in
excess of previous site levels and would not change existing topography or drainage
patterns. Construction of the substation portion of the facility may create runoff in excess of
previous site levels; however, it is anticipated to be minimal. A detention area is shown on the
southern portion of the site. The applicant will coordinate with Town Staff to incorporate
properly sized drainage facilities at the substation site. The applicant would also comply with
permit application requirements and follow the Town construction protocol, including
obtaining a Storm Water Permit for Construction Activities from the Colorado department of
Public Health and Environment, to ensure that the project does not impact water quality.

Adequacy of planting screens where necessary.

Landscaping around the facility include the agricultural land of the greater Thornton Farm 24
property and a row of evergreen trees along the south portion of the site. Staff will work with
the applicant during the site plan review to ensure landscaping is planned and installed on
the southern portion of the site.

Due to the size and height of the facility, it will be visible from the surrounding areas. The
distance between the site and adjacent properties, terrain to the east of the site (see item 3
below), the crops associated with the agricultural use and the evergreen trees attempt to
provide some screening of the site from the surrounding vantage points. Future distribution
lines planned along WCR 76 are to be underground and therefore reducing the visual impact
of those lines.

Provision of operational controls where necessary to avoid hazardous conditions or
eliminate potential air or water pollutants or other noxious influences.
Enclosed containment would be provided for all trash. All construction waste,
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including trash and litter, garbage, other solid waste, petroleum products, and other
potentially hazardous materials would be removed from the site and transported to a disposal
facility authorized to accept such materials. There would be no significant amount of
hazardous materials stored in the project area.

Construction, operation, and maintenance activities would comply with all applicable federal,
state, and local laws and regulations regarding the use of hazardous substances. The only
hazardous chemicals expected to be used on-site are those found in diesel fuel, gasoline,
coolant (ethylene glycol), and lubricants in machinery. Hazardous materials would not be
drained onto the ground or into streams or drainage areas. In its contract with the
construction contractor, the applicant would specify that it will hold a required pre-
construction meeting with the contractor to ensure all applicable laws and the applicant’s
procedures would be followed.

Although the transmission line and substation would be inspected regularly, emergencies
may occur. If there were an issue, appropriate field crews and engineering personnel would
be notified by telephone or radio and they would undertake the required procedures to correct
the problem and restore facilities to normal operations.

9. The general compatibility of the proposed use with the area in which it is to be located.
Due to the nature of the facility, complete compatibility is challenging. However, the project
was planned to be as compatible with the existing surrounding land uses as possible -
particularly through site location. Public utility facilities, such substations and transmission
lines, are a conditional use within the RMU zone district and are seen as necessary to meet
the growing energy demand of the area.

Public / Referral Comments

The plan set was sent to referral agencies, including area utility providers, Colorado Department
of Transportation, Colorado Department of Parks and Wildlife, and Weld RE 4, for review. Staff
received comment back from the School District citing no impact. No other comments from
referral agencies were received.

Staff has received comments from community members and residents from adjacent
neighborhoods. Concerns included visual impacts of the facility to residents in the area, potential
impacts of the site development on the wetlands to the south of the site, impacts to regional bird
populations, and negative impacts to property values. These comments were expressed at the
2018 public hearings for the Thornton Farm 24 Annexation.

The applicant has also submitted a number of support letters for the facility primarily to address
the increasing demand for the service in the region.

A neighborhood meeting is not required for this CUG application. The applicant did hold a
community meeting with neighbors on November 16, 2018 to discuss the proposal. Staff was not
in attendance.

Public comment documents received by staff and minutes from the Thornton Farm 24 Annexation
public hearings are included in the meeting packet.
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Conformance with Comprehensive Plan

The 2016 Comprehensive Plan does not specifically address utility provider substations.
However, it does discuss the importance of maintaining and enhancing quality facilities and
infrastructure to support the community. Objectives include working with public agencies to
maintain adequate and appropriate sites and facilities for the provision of public services
(Objective 7.5).

Conformance with Strategic Plan
The proposal supports the Strategic Plan in the area of adequate infrastructure.

Recommendation

Although the use will have visual impacts on the area, the proposed location of the site off of
WCR 76 and site plan details, such as landscaping, have been made in an effort to reduce these
impacts. The use of public utility installations including transmission lines and substations is
conditionally allowed in the zone district and found to be necessary to meet the demand for
energy in the region.

Staff recommends that the Planning Commission forward a recommendation of approval of the
Conditional Use Grant application to the Town Board as presented with the following conditions:
1. Asite plan, including landscaping, is reviewed and approved by Staff prior to construction
of the facility.
2. Landscaping is required on the southern portion of the property to assist in screening the
facility from vantage points from the south.
3. The applicant will obtain all applicable Town and State permitting for the facility and for
development operations including access permits, including an access permit from the
Town’s Engineering Department.

Notification
The following Planning Commission and Town Board public hearing notifications were completed
in accordance with the Municipal Code:
e January 25, 2019 — affidavit of letter mailed to property owners within 100 feet of site
e January 25, 2019 — property posted with a notification sign
e January 25, 2019 — legal ad published in the newspaper
A neighborhood meeting was not required for this proposal.

Attachments

Application materials
Site Plan

Staff PowerPoint
Public comment

cc: Derek Holscher, Public Service Company of Colorado
City of Thornton, property owner
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TOWN OF WINDSOR

P TN APPLICATION FOR CONDITIONAL USE WN OF WINDSOR
WINDSOR Windsor, CO 80550
(Please see Town of Windsor Fee Schedule for Application Fees)

COLORADO Office: (970) 674-2415
Fax: (970) 674-2456
www.windsorgov.com

TO BE COMPLETED BY APPLICANT

(Type or print in black ink)

Street Address*: See Attached Lot: Block:

Subdivision: Not Applicable

- *»*Conditional Use Grant approval is only valid for the applicant(s) who receive the original approval and
is not transferable to subsequent occupants of the property.***

*Describe the non conforming use or home occupation. Include activity description, average number of clients,
need for parking, hours of operation, size of area to be used, justification of continuance of non conforming use and result
of any communication with neighbors. (use back or additional sheets if necessary)

See Project Description below

Windsor Municipal Code Section 16-7 and Section 16-31.
e |egible, accurate drawings (drawn to an appropriate scale, which cannot be smaller than 1"=30") and
specifications necessary for the proper consideration of this grant shall be submitted with this application.

e Conditional use grant evaluation criteria are detailed in Windsor Municipal Code Section 16-7-50.
e Notification requirements are detailed in Windsor Municipal Code Section 16-31.

*Present use of land: Land is primarily used for agriculture. Size:
*Present use of structure: Not applicable. Land is primarily used for agriculture. Size:
*Proposed use of land: Transmission line and associated substation. Size:
“Proposed use of structure:  Structures would consist of T-lines structures & substation.  Size: 10 acres, 6 acres fenced.

If granted this conditional use grant, IMWe the undersigned, agree to comply with the Code of the Town of Windsor,
Colorado and any other stipulations as determined by the Town Board. | hereby depose and state under penalties of
perjury that all statements and proposal submitted within this application are true and correct to the best of my

knowledge.
Submitted this 3rd_~ day of _December ,20_18

Public Service Company of Colorado see attached

Appgant (please print Property Owner* (please print)

Applicant’s Signature Property Owner’s Signature*

303.571.7284 303.294.2088

Phone (daytime) Fax Phone* (daytime) Fax*
derek.d.holscher@xcelenergy.com

Applicant’s Representative (if any) Name Derek Holscher

Phone 303.571.7284 Fax 303.294.2088 Email derek.d.holscher@xcelenergy.com

* indicates required fields

Conditional Use Grant Application
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Page 2 — Conditional Use Grant
Project Description:

Public Service Company of Colorado (PSCo) is proposing to build a new 230-kilovolt (kV) substation
and a transmission line. The transmission line will be approximately 2 miles in length, approximately
0.5 miles in teh Town of Windsor, and originate from a tie-in to the Platte River Power Authority
(PRPA) 230-kV Ault to Timberline transmission line. The attached figures illustrate the location of the
substation and preferred transmission routing. The new transmission line will provide power to the
Avery Substation and will enable PSCo to build new distribution lines in the area to accommodate
existing load and future growth.

PSCo reviewed multiple substation locations and alternative transmission line routes, and as
pre-Project planning has progressed, PSCo has established a preferred substation location and
transmission route with minor variations. The preferred substation location and transmission route
have been selected after presenting various siting options to stakeholders and the surrounding
landowners during a public open house held near Timnath, Colorado in south-eastern Fort Collins,
Colorado on August 24, 2016, and in consideration of public input gathered from 2016 to 2017.

PSCo has established a path for securing the substation site and has coordinated with landowners
and jurisdictions in order to identify the preferred transmission line route. Final engineering for the
substation and transmission line will be based on information gathered from the public, discussions
and authorizations with surrounding municipalities and Weld County, and internal engineering
requirements.

The substation will be located just northeast of the Town of Timnath in the Southeast 1/4 of Section
30, Township 7, Range 67 West. The acreage of the Avery substation will be approximately 10 acres
in size with approximately 6 acres fenced for the substation. Weld County Road 76 will be used to
access this site. The proposed transmission line will connect to the existing PRPA line in Section 19
and continue south to connect with the proposed substation in Section 30.

Operation of the facility is 24 hours per day, 365 days a year. The substation will not be manned on a
continual basis. Employees will only visit the site once a month to conduct maintenance, inspections
and other operational requirements. There will never be over two employees visiting the site at a
time.
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TOWN OF WINDSOR APPLICATION
(Signature Page)

This Signature Page represents signatures to the following documents associated with
the Application Packet submitted by the Public Service Company of Colorado to the Town
of Windsor.

1. Application Packet, Administrative Site Plan, Land Use Application. Section 4.
2. Application for Conditional Use. Page 1 of 2.
3. Application Packet, Minor Subdivision, Land Use Application. Section 4.

CITY OF THORNTON:

By: Qﬂ“‘ﬂ"- \L‘L‘V‘D‘: aow

Kévin S. Woods, City Manager

STATE OF COLORADO )
) SS.
County of Adams )

The foregoing instrument was acknowledged before me this 53 day of
NO Vew\ae? 2018, by Kevin S. Woods, as City Manager of the City of Thornton, a
Colorado home rule municipality.

JOAMNNA CHAVEZ

Notary Public - State of Colorado
Notary ID 20184003175

My Commission Expires Jan 18. 2022

My commission expires:dqhuaa’ (9,309~ ”0 ;

Witness my hand and official seal.

ATTEST:

APPROVED AS TO FORM:
Luis A. Corchado, City Attorney

Q@www—e bl

B: Senior Assistant CityAttorney




Avery Substation and 230-kV Transmission Line
Detailed Narrative Description

Public Service Company of Colorado (PSCo) is proposing to build a new 230-kilovolt (kV) substation and
a transmission line. The transmission line will be approximately 2 miles in length, approximately 0.5
miles in The Town of Windsor, and originate from a tie-in to the Platte River Power Authority (PRPA)
230-kV Ault to Timberline transmission line. Figure 1 illustrates the location of the substation and
preferred transmission routing. The new transmission line will provide power to the Avery Substation
and will enable PSCo to build new distribution lines in the area to accommodate existing load and future
growth. A previous pre-application presentation was given to the Town’s Development Review
Committee on January 25, 2018.

PSCo reviewed multiple substation locations and alternative transmission line routes, and as the pre-
Project planning has progressed, PSCo has established a preferred substation location and transmission
route with minor variations. The preferred substation location and transmission route have been
selected after presenting various siting options to stakeholders and the surrounding landowners during
a public open house held near Timnath, Colorado in south-eastern Fort Collins, Colorado on August 24,
2016, and in consideration of public input gathered from 2016 to 2017.

PSCo has established a path for securing the substation site and has coordinated with landowners and
jurisdictions in order to identify the preferred transmission line route. Final engineering for the
substation and transmission line will be based on information gathered from the public, discussions and
authorizations with surrounding municipalities and Weld County, and internal engineering
requirements.

The preferred substation will be located just northeast of the Town of Timnath in Southeast % of Section
30, Township 7, Range 67 West. The acreage of the Avery substation will be approximately 10 acres in
size with approximately 6 acres fenced for the substation. Weld County Road 76 will be used to access
this site. There may be short periods of time when traffic would be halted on County Roads as needed to
allow construction vehicles to enter and exit the construction area. A Traffic Control Plan can be
provided to the Town once a contractor is awarded and a plan is put into place. No improvements to
roads in the Town of Windsor would be required. After construction, maintenance vehicles would access
the ROW for periodic inspections, maintenance, or emergency. The proposed transmission line will
connect to the existing PRPA line in Section 19 and continue south to connect with the proposed
substation in Section 30.

A formal landscape plan is not provided, as no landscaping is proposed at the substation site or along
the transmission line; the substation site is setback over 500’ from County Road 76 Areas disturbed
during construction of the Project may be reseeded in coordination with the landowners and their
current land use. The access points should not require architectural or landscape treatments beyond
restoring any disturbed land to its preconstruction condition.

There will be no method of water rights dedication as the facilities are unmanned and no utility services
are required for their operation, other than a communications line.



Sec. 16-7-50. - Standards and requirements for conditional use grants.

(a) Approval of a conditional use grant shall be based on the evaluation of such factors as the
following:

(1) The character and quality of the area in which the use will be located.

Response: The proposed transmission line route passes directly through agricultural land;
however, no pivot irrigation systems will be impacted. Agricultural land uses are on either side
of the proposed transmission line route. The transmission line route ends at the proposed Avery
substation, which is located in agricultural land as well. Residential subdivisions, Roth
Subdivision, and Northwest Estates are approximately 1,000 feet south and east of the proposed
Avery substation.

(2) The physical appearance of the use, including suitability of architectural and landscaping
treatment.

Response: The Avery Substation layout is still undergoing final design review; however, similar
substations typically contain a number of electrical components and related physical supporting
structures including: 1) dead-end structures and static masts; 2) voltage modification devices
called transformers, regulators, and capacitors; 3) circuit protection and control devices called
switches, relays, and circuit breakers; and 4) high voltage cables or rigid tubing typically referred
to as a bus, which carry electricity between components of the substation. The heart of all
substations is the transformer. The transformer and all other associated equipment are referred
to as a transformer bay. To accommodate the substation components, approximately 10 acres
would be graded and fenced. Typically, dead-end structure and static masts are approximately
55 to 62 feet tall. Typical busses are approximately 35 feet tall and electrical equipment
enclosures are generally no taller than 15 feet.

The proposed transmission line structures will consist of a single weathering steel or galvanized
steel pole configuration supporting six conductors and two static lines, which provide lightning
protection. The pole heights range from 100 feet to 135 feet and will be determined when the
design is finalized. These heights will provide the necessary ground clearance for the conductor
at mid-span. The color of the weathering steel pole is brownish rust. The galvanized steel poles
are grey. The conductor will be non-specular to reduce its reflectivity. Spans between the poles
generally range from 700 feet to 1,200 feet depending on topography. Preliminarily, 12
structures will make up the entire transmission portion of the project, but the final number of
poles will be determined during the final design of the Project.

The existing landscape is agricultural land. No change of landscape is proposed for the Project.
The proposed Project will be in an active agricultural area that will be maintained by the
property owners. The area around and between the poles can continue to be used for
agricultural purposes. Screening, landscaping and other buffering techniques would preclude
the opportunity for agricultural uses within the easement area. Areas disturbed during
construction of the Project will be reseeded in coordination with the landowners and their
current land use. Land occupied by the substation would be removed from agricultural use. No
landscaping is proposed for the substation site as it sits over 500 feet north of County Road 76,
approximately 800 feet from the closest resident to the south and approximately 1,160 feet
from the closest resident to the east. The substation yard perimeter fence will be 6 foot chain
link fence with 3 strands of barb wire at the top making the fence a total height of 8 feet.



(3) Appropriate location of the building or buildings on the lot.

Response: PSCo has worked very closely with the landowner, City of Thornton, on the
placement of the substation on the overall parcel. Several factors were considered including
current uses and future plans/developments. PSCo continues to work with the City of
Thornton on a Purchase and Sale Agreement, which is contingent on receiving land use
permit approvals.

(4) Adequate provision of parking, loading and circulation facilities.
Response: There are no parking, loading or circulation facilities required for the Project.

(5) Potential effect of the use upon off-site vehicular and pedestrian traffic circulation, with
particular reference to potential traffic congestion.

Response: There are no anticipated effects. Operation of the Project is 24 hours per day, 365
days a year. The substation will not be manned on a continual basis. After construction,
employees will only visit the site once a month to conduct maintenance, inspections and other
operational requirements. There will never be over two employees visiting the site at a time
unless there is an emergency or upgrades and or improvements are required.

(6) Potential effect of the use on storm drainage in the area.

Response: Construction of the transmission line portion would not create runoff in excess of
previous site levels and would not change existing topography or adversely affect drainage.
There would be no alteration in the pattern or intensity of surface drainage as a result of
construction or operation of the transmission line. Construction of the substation portion
would create minimal runoff in excess of previous site levels, would have minor changes to the
existing topography and will not adversely affect drainage. There would be no alteration in the
pattern or intensity of surface drainage as a result of construction or operation of the
substation; PSCo will coordinate with the Town engineer and will incorporate drainage facilities
at the substation site as they see fit. PSCo would comply with permit application requirements
and would follow Town construction protocol to ensure that the Project does not impact water
quality. Also, prior to construction, a Storm Water Permit for Construction Activities would be
acquired from the Colorado Department of Public Health and Environment.

(7) Adequacy of planting screens where necessary.

Response: The existing landscape is agricultural land. No change of landscape is proposed for
the Project. The proposed Project will be in an active agricultural area that will be maintained by
the property owners. The area around and between the poles can continue to be used for
agricultural purposes. Screening, landscaping and other buffering techniques would preclude
the opportunity for agricultural uses within the easement area. Areas disturbed during
construction of the Project will be reseeded in coordination with the landowners and their
current land use. Land occupied by the substation would be removed from agricultural use. No
landscaping is proposed for the substation site as it sits over 500 feet north of County Road 76,
approximately 800 feet from the closest resident to the south and approximately 1,160 feet
from the closest resident to the east. The substation yard perimeter fence will be 6 foot chain
link fence with 3 strands of barb wire at the top making the fence a total height of 8 feet.



(8) Provision of operational controls where necessary to avoid hazardous conditions or
eliminate potential air or water pollutants or other noxious influences.

Response: Enclosed containment would be provided for all trash. All construction waste,
including trash and litter, garbage, other solid waste, petroleum products, and other potentially
hazardous materials would be removed from the site and transported to a disposal facility
authorized to accept such materials. There would be no significant amount of hazardous
materials stored in the Project area.

Construction, operation, and maintenance activities would comply with all applicable federal,
state, and local laws and regulations regarding the use of hazardous substances. The only
hazardous chemicals expected to be used on-site are those found in diesel fuel, gasoline,
coolant (ethylene glycol), and lubricants in machinery. Hazardous materials would not be
drained onto the ground or into streams or drainage areas. In its contract with the construction
contractor, PSCo would specify that it will hold a required pre-construction meeting with the
contractor to ensure all applicable laws and PSCo’s procedures would be followed.

Although the transmission line and substation would be inspected regularly, emergencies may
occur. If there were an issue, appropriate field crews and engineering personnel would be
notified by telephone or radio and they would undertake the required procedures to correct the
problem and restore facilities to normal operations.

(9) The general compatibility of the proposed use with the area in which it is to be located.

Response: This Project would be compatible with the existing surrounding land uses. Public
utility facilities, such substations and transmission lines, are a conditional use within the
applicable Zone District (Residential Mixed Use). This use is consistent with and supportive of
the future development of the surrounding area as permitted by the existing zoning.

(b) Conformity with regulations. Except as may be specifically otherwise provided, any conditional
use shall conform to the lot size, building location, building size, open space and height limitation
regulations of the district in which it is located.

Response: The Project conforms to the lot size, building location, building size, open space and
height limitations for the Residential Mixed Use zoning district as outlined in Section 16-24-40 of the
Town of Windsor Municipal Code.

(c) Accessory uses. Uses and structures accessory to a principal conditional use shall be subject to
appropriate regulations in the same manner as herein set forth for the principal conditional use.
Response: Noted. The only accessory use associated with the Project would be the chain link fence
that is installed around the perimeter of the substation for security purposes.
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Mr. Andrew Martin, Martin Homes, introduced himself to the Commission. He
confirmed that there would be no storage.

2. Public Hearing - Concerning the Thornton Farm 24 Annexation to the Town of
Windsor — City of Thornton, applicant/owner; Kevin Woods, City Manager and
Mark Koleber, Water Project Director, applicant’s representatives

e Legislative Action
e Staff presentation: Millissa Berry, Senior Planner

Ms. Berry introduced the application and presented the PowerPoint presentation
included in the packet materials, with the following information: The applicant,
The City of Thornton, represented by Mr. Mark Koleber, has submitted a petition
to annex approximately 288.4 acres to the Town of Windsor as Residential Mixed
Use (RMU) zoned property. The subject property is located at 37162 Weld
County Road 13 directly northeast of the intersection of Weld County Road 13
and Weld County Road 76.

The City of Thornton is annexing the property in accordance with the
Intergovernmental Agreement (IGA) that was approved by the Windsor Town
Board via Resolution 2018-07 on January 8, 2018. Because the property is within
the Town’s Growth Management Area, the Town requested that the property be
annexed so that any future development of the property would go through the
Town’s land use process and comply with Town standards.

No development is currently proposed with this annexation petition. The City of
Thornton has no plans to develop the property and intends to retain the property
in its current use and state, as well as retain the associated water rights, into the
foreseeable future. There is the potential that Xcel Energy may propose a
substation on the property. However, as of the date of this report, a development
proposal has not been received. If and when a development proposal is
submitted for a substation, the proposal will be reviewed and processed in
accordance with the Municipal Code. In addition, if any development plans on the
City’s property are submitted in the future, the plans will also be reviewed in
accordance with the Municipal Code.

The Comprehensive Plan Growth Strategy includes the property within in the
Town'’s Secondary Growth Area. Although in the Secondary Growth Area, the
property is adjacent to Developed and Primary Growth Areas to the south and
east and the Tertiary Growth Area to the north. Chapter 5b — Growth Framework
of the Comprehensive Plan states that development within the secondary Growth
Area will primarily consist of residential land use and, where possible, a mix of
housing types and densities should be promoted. The Land Use Plan of the 2016
Comprehensive Plan designates this property as Agriculture which reflects the
current use of the property. The RMU zoning that is proposed for the property
reflects the intent of the Secondary Growth Area as well as the future land use
for the property. The zoning for abutting properties to the south, east and
south/east within Town Limits is RMU. Abutting properties that surround the
subject property and are outside town limits are also generally low density
residential and agriculture land uses and the associated zoning:

o Properties in Weld County to the south and east of the subject property

are zoned Agriculture (A) or Duplex Residential (R-2).
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e Abutting properties to the north are within Severance and zoned
Suburban Perimeter.

e Abutting properties to the west are in unincorporated Larimer County and
zoned Farming (FA-1).

The Comprehensive Plan classifies Weld County Road (WCR) 76 as a Rural
Collector; WCR 13 is classified as a Rural Minor Arterial. The Town is requiring
the dedication of an additional 30 feet of right-of-way along WCR 76 to be
dedicated to Windsor and that 35 feet of right-of-way along WCR 13 is dedicated
to Town of Timnath; both dedications are to be at time of annexation. Both
requirements are indicated on the annexation plat and will be included in an
amendment to the IGA.

A neighborhood meeting was held on March 13, 2018; please refer to the
attached neighborhood meeting summary. Concerns conveyed at the meeting
included increased traffic to the area and the potential location of a substation on
the property. Additional comments received by staff outside the neighborhood
meeting echo these concerns.

An Annexation Report was prepared and sent to potentially impacted taxing
districts as required by Colorado Revised Statutes (CRS). The report outlines
details on the provision of utilities and services to the property, maintenance of
infrastructure, and a finding of no impact to the school district due to the lack of a
development proposal at this time. Responses from the tax agencies included
“no comment/conflict” or a request to review any development proposals when
submitted. Referral agencies, including the Colorado Department of
Transportation, were also notified of the annexation request. The referral
agencies relayed no conflicts to staff.

At the February 26, 2018 regular meeting, the Town Board, by resolution,
initiated annexation proceedings for the property. After review of the annexation
petition and the annexation plat, staff has determined that the requirements of
applicable parts of CRS Section 31-12-104, 31-12-105, 31-12-107 have been
met:

e The plat is consistent with the petition submitted;

e The property is eligible for annexation based on contiguity and
community of interest between the proposed property and annexing
municipality;

¢ No limitations for annexation exist in this case;

e An election is not required.

At the March 12, 2018 regular meeting, the Town Board adopted Resolution No.
2018-024 that declared certain findings of fact concerning the Thornton
Annexation; determined substantial compliance with Colorado Municipal
Annexation Act (1965); and established public hearing dates before the Planning
Commission and the Town Board. The established hearing dates were April 18,
2018 for the Planning Commission and April 23, 2018 by the Town Board.

Marcia Maeda, 6711 Steven St., Windsor, CO, expressed her concerns
regarding the Thornton Farm 24 Annexation and requested that should it be
approved, the Town Board entertain the idea of a different location and or very
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strict berm, landscaping and fencing standards for the substation that would be
under consideration.

Rosalyn Leautaud, 36933 WCR 15, Windsor, CO, presented the Commission
with aerial photos of the subdivision while expressing her concern with the
consideration of a substation. Ms. Leautaud is concerned that the property has
been staked without any public input and requested the substation be relocated
as it may impact the value of Windsor and the surrounding residential properties.

Joan Glabach, 37076 Soaring Eagle Circle, Severance, CO, expressed her
concern regarding the Thornton Farm 24 Annexation. Ms. Glabach is an avid
birder and is concerned with the consideration of a substation as it will disrupt
their patterns and may cause harm to the many geese, pelicans and cranes.

Mr. Tallon moved to close the public hearing; Mr. Bushelman
seconded the motion. Roll call on the vote resulted as follows:
Yeas — Schick, Dennison, Schinner, Bushelman, Tallon, Foreman
Nays — None

Motion carried.

Recommendation to Town Board - Concerning the Thornton Farm 24 Annexation
to the Town of Windsor — City of Thornton, applicant/owner; Kevin Woods, City
Manager and Mark Koleber, Water Project Director, applicant’s representatives

e |egislative Action

e Staff presentation: Millissa Berry, Senior Planner

Ms. Berry indicated that staff recommends the Planning Commission

forward a recommendation of approval of the Thornton Farm 24 Annexation and
Residential Mixed Use (RMU) zoning designation to the Town Board, as
presented.

Ms. Berry indicated that staff requests the following be entered into the record:
e Application, petition and supplemental materials
e Staff memorandum and supporting documents
e All testimony presented during the public hearing
e Recommendation

Mr. Schinner inquired if farming will still be allowed once zoning is changed to
Residential Mixed Use (RMU).
Mr. Ballstadt responded that the Residential Mixed Use zoning will not
prevent people from continuing to farm and would also allow it in the
future should the property be conveyed to someone else.

Mr. Tallon moved to forward a recommendation of approval to the Town
Board for the Thornton Farm 24 Annexation to the Town of Windsor; Mr.
Bushelman seconded the motion. Roll call on the vote resulted as follows:
Yeas — Schick, Dennison, Schinner, Tallon, Bushelman, Foreman
Nays — None

Motion carried.
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0 asphalt shingles

0 metal roofing

0 wood accent beams
e building height:

0 one-story at 23'4” feet
e pitched roof

Ms. Berry indicated that there is no recommendation, as this item is for
presentation purposes.

Mayor Melendez asked if there were any questions or comments from Town
Board Members.

Mr. Baked inquired about the limited amount of parking spaces.
Mr. Andrew Martin, 27128 Coyote Ridge Ln., Johnstown, CO, responded
that the parking would be for staff and customers who may be there to
review plans.

Public Hearing — An Ordinance Annexing and Zoning Certain territory known as
the Thornton Farm 24 Annexation to the Town of Windsor - Colorado — City of
Thornton, owner, Kevin Woods, City of Thornton City Manager and Mark
Koleber, City of Thornton Water Project Director, applicant’s representatives

e Legislative action

o Staff presentation: Millissa Berry, AICP, Senior Planner

Town Board Member Rennemeyer moved to open the public hearing; Town
Board Member Scheuerman seconded the motion. Roll call on the vote
resulted as follows: Yeas — Baker, Scheuerman, Bennett, Rennemeyer,
Adams; Melendez; Nays- None; Motion passed.

Ms. Berry introduced the applicant and presented the PowerPoint presentation
included in the packet materials, with the following information: The applicant,
The City of Thornton, represented by Mr. Mark Koleber, has submitted a petition
to annex approximately 288.4 acres to the Town of Windsor as Residential Mixed
Use (RMU) zoned property. The subject property is located at 37162 Weld
County Road 13 directly northeast of the intersection of Weld County Road 13
and Weld County Road 76.

The City of Thornton is annexing the property in accordance with the
Intergovernmental Agreement (IGA) that was approved by the Windsor Town
Board via Resolution 2018-07 on January 8, 2018. Because the property is within
the Town’s Growth Management Area, the Town requested that the property be
annexed so that any future development of the property would go through the
Town’s land use process and comply with Town standards.

No development is currently proposed with this annexation petition. The City of
Thornton has no plans to develop the property and intends to retain the property
in its current use and state, as well as retain the associated water rights, into the
foreseeable future. There is the potential that Xcel Energy may propose a
substation on the property. However, as of the date of this report, a development
proposal has not been received. If and when a development proposal is
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submitted for a substation, the proposal will be reviewed and processed in
accordance with the Municipal Code. In addition, if any development plans on the
City’s property are submitted in the future, the plans will also be reviewed in
accordance with the Municipal Code.

The Comprehensive Plan Growth Strategy includes the property within in the
Town’s Secondary Growth Area. Although in the Secondary Growth Area, the
property is adjacent to Developed and Primary Growth Areas to the south and
east and the Tertiary Growth Area to the north. Chapter 5b — Growth Framework
of the Comprehensive Plan states that development within the secondary Growth
Area will primarily consist of residential land use and, where possible, a mix of
housing types and densities should be promoted. The Land Use Plan of the 2016
Comprehensive Plan designates this property as Agriculture which reflects the
current use of the property. The RMU zoning that is proposed for the property
reflects the intent of the Secondary Growth Area as well as the future land use
for the property. The zoning for abutting properties to the south, east and
south/east within Town Limits is RMU. Abutting properties that surround the
subject property and are outside town limits are also generally low density
residential and agriculture land uses and the associated zoning:

e Properties in Weld County to the south and east of the subject property
are zoned Agriculture (A) or Duplex Residential (R-2).

e Abutting properties to the north are within Severance and zoned
Suburban Perimeter.

e Abutting properties to the west are in unincorporated Larimer County and
zoned Farming (FA-1).

The Comprehensive Plan classifies Weld County Road (WCR) 76 as a Rural
Collector; WCR 13 is classified as a Rural Minor Arterial. The Town is requiring
the dedication of an additional 30 feet of right-of-way along WCR 76 to be
dedicated to Windsor and that 35 feet of right-of-way along WCR 13 is dedicated
to Town of Timnath; both dedications are to be at time of annexation.

A neighborhood meeting was held on March 13, 2018; please refer to the
attached neighborhood meeting summary. Concerns conveyed at the meeting
included increased traffic to the area and the potential location of a substation on
the property. Additional comments received by staff outside the neighborhood
meeting echo these concerns.

An Annexation Report (see packet materials) was prepared and sent to
potentially impacted taxing districts as required by Colorado Revised Statutes
(CRS). The report outlines details on the provision of utilities and services to the
property, maintenance of infrastructure, and a finding of no impact to the school
district due to the lack of a development proposal at this time. Responses from
the tax agencies included “no comment/conflict” or a request to review any
development proposals when submitted. Referral agencies, including the
Colorado Department of Transportation, were also notified of the annexation
request. The referral agencies relayed no conflicts to staff. Referral and tax
agency responses are included in the packet materials.

At its February 26, 2018 regular meeting, the Town Board, by resolution, initiated
annexation proceedings for the property. After review of the annexation petition
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and the annexation plat, staff has determined that the requirements of applicable
parts of CRS Section 31-12-104, 31-12-105, 31-12-107 have been met:

e The plat is consistent with the petition submitted;

e The property is eligible for annexation based on contiguity and
community of interest between the proposed property and annexing
municipality;

¢ No limitations for annexation exist in this case;

e An election is not required.

At their March 12, 2018 regular meeting, the Town Board adopted Resolution No.
2018-024 that declared certain findings of fact concerning the Thornton
Annexation; determined substantial compliance with Colorado Municipal
Annexation Act (1965); and established public hearing dates before the Planning
Commission and the Town Board. The established hearing dates were April 18,
2018 for the Planning Commission and April 23, 2018 by the Town Board.

At their April 18, 2018 meeting, the Planning Commission forwarded a
recommendation of approval of the Thornton Farm 24 Annexation and zoning
designation.

Staff requests that the following be entered into the record:
Application, petition and supplemental materials

e Staff memorandum and supporting documents

e All testimony presented during the public hearing
e Recommendation

Mayor Melendez asked if there were any questions or comments from Town
Board Members.

Town Board Member Baker inquired if the RMU (Residential Mixed Use) zoning
would be acceptable for a substation if purposed.
Ms. Berry responded that it would allow for a utility to be on the property.
Mr. Baker inquired if the Town of Timnath would be responsible for County Road
13.
Ms. Berry responded that the portion of County Road 13 does belong to
Timnath, however, through the plat it would be dedicating additional
right-of-way to allow for future expansion of the road.

Town Board Member Adams inquired as to how Thornton Farm 24 got its name
and if other farms within Windsor will be annexed.
Mr. Mark Koleber, 12450 Washington Street, Thornton, CO., stated that
we was not aware of any other farms within the Windsor area that are
purposed to be annexed at this time. Mr. Koleber further stated that he
believes this was the 24" contract that was signed as farms were
acquired in Weld and Larimer Counties.

Town Board Member Rennemeyer inquired if upon approval of the annexation,
will there need to be any land improvements made to this parcel.



Ms. Berry responded that there would be no changes at this time besides
the right-of-way dedication.

Mayor Melendez asked if anyone from the audience wished to speak on this
matter.

Mike Mitchell, 6771 Steven St. Windsor, CO, inquired as to where the Xcel
Substation will be located.
Ms. Berry responded that staff currently does not have a submission for
a substation and if or when it comes in, at that time they can show where
the purposed site will be located.

Rosalyn Leautaud, 36933 WCR 15, Windsor, CO, presented the Commission
with aerial photos of the subdivision while expressing her concern with the
consideration of a substation. Ms. Leautaud is concerned that the property has
been staked without any public input and requested the substation be relocated
as it may impact the value of Windsor and the surrounding residential properties.
Ms. Leautaud also requested information on how the property can be called an
urban area.
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Mayor Melendez stated that there has not been a public hearing as the Town
Board has not seen a petition to date related to a substation nor any site plans.

Mr. McCargar added that as he understood it from Ms. Berry’s presentation,
there has been no application for land use approval on the property. The IGA
recites that it anticipated Xcel Energy would have an interest in the site. The
overall idea was that whatever development that would take place on the site
would be regulated under the Town of Windsor’s land use code instead of the
counties land use practices. Mr. McCargar further stated that the Statute states
that the area is urbanized or expected to be urbanized. This is an allegation that
is made in every annexation petition.

Mayor Melendez stated that the Town of Windsor petitioned and made the
request for the annexation in order to utilize Windsor’s planning policies and best
management procedures.

Town Board Member Bennett moved to close the public hearing; Town
Board Member Rennemeyer seconded the motion. Roll call on the vote
resulted as follows: Yeas — Baker, Scheuerman, Bennett, Rennemeyer,
Adams; Melendez; Nays- None; Motion passed.

Resolution No. 2018-42 — A Resolution Making Certain Findings and
Conclusions of Law Pursuant to Section 31-12-110 C.R.S., Concerning the
Thornton Farm 24 Annexation to the Town of Windsor — City of Thornton, owner,
Kevin Woods, City of Thornton City Manager and Mark Koleber, City of Thornton
Water Project Director, applicant’s representatives

e Legislative action

o Staff presentation: Millissa Berry, AICP, Senior Planner

Mayor Melendez asked if Ms. Berry had anything further she wished to add.
Per Ms. Berry; No Madam Mayor
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January 31, 2019

I am writing in regard to the proposed Xcel Avery Substation planned for a 10 acre site on the
Thornton Farm 24.

I live directly south of the wetland, which is just beyond my back yard. My husband and I and
our family had a house built on the one acre lot in 1973, and moved in that summer. Most
people we knew bought houses in Ft. Collins and Loveland at the same time we moved here. We
got teased about living out in the rural area, but that is what we wanted and have enjoyed living
here for over 45 years.

Now that may change, which is very sad and upsetting. Our view from our back yard has always
been of the pond area, trees, which did not exist when we came here, and the fields across the
road. It was very peaceful. We have observed the migratory birds, wildlife and farm fields and
the quiet environment.

It appears that this may change. Please do not let the substation be built in the proposed area. It
will diminish our property values and our way of life as we now know it. We, and our neighbors
trust that you will understand our position and resolve this issue another way.

Sincerely,

Marie Parent, 6749 Steven St., Windsor, CO 80550





















Xcel Energy:

Please accept this letter in support of the Avery Substation project, which will serve
thousands of people in Windsor, Severance, Timnath and Larimer and Weld Counties;
and please include it in your presentations to the Windsor Planning Commission and
Town Board.

As you know, the northern Colorado region has experienced rapid growth and we must
ensure we have safe, reliable infrastructure to power our homes, businesses and public
works systems.

] own and/or operate a business in this region and understand the importance of
collaboration. This project is a good example of many government jurisdictions working
and negotiating over several years to determine a site for this new infrastructure in an
area that will have the least impact on residents and businesses and serve the growing
electricity needs of the community.

Thank you for the time and resources you've invested in this thorough and lengthy
process. | hope this project is approved by the Windsor Planning Commission and Town
Board so that we can all rest assured that our power needs will be taken care of for
years to come.

Sincerely,
ot Chian %m
Printed Name Signature
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Xcel Energy
Regarding the Avery Substation

Dear Xcel Energy,

| am writing in response to your request to review the potential impact and to ask some of the builder
members of our Association to give an opinion on the planned Avery Xcel energy substation. From what
| understand Xcel has had difficulties with maintaining consistent levels of power and that the existing
Cobb Lake and Windsor substations, being at capacity, have caused reliability issues in some of the
surrounding communities of Severance, Timnath and Windsor.

We recognize that these communities are growing and will need consistent and reliable power to
accommodate and maintain their sustainable growth trajectory. We have driven by the site and also
considered the positive impact that this project would represent to the many growing, surrounding
communities. It is our opinion that we would join the towns of Windsor, Timnath, Severance and both
Weld and Larimer counties, in supporting the expansion, as it will benefit those home owners,
businesses, and future residences in these communities. The location and the plans to landscape the
area around the site should provide a reasonable effort to minimize the any visual change and appear to
have been well thought out as to the impact on the nearby residences.

Please feel free to reach out to us as we would be happy to provide further feedback on this matter.

Respectfully,

Douglas L Braden

NOCO Home Builders Association
2019 Government Affairs

& Regulatory Committee Chair
Phone: 970-689-0877



\ 822 Seventh Street, Suite 550

UPSTATECOLORADO Greeley, CO 80631

ECONOMIC DEVELOPMENT www.upstatecolorado.org
P.970.356.4565
February 4, 2019

Members of the Windsor Town Board
301 Walnut St.
Windsor, CO 80550

Mayor Kristie Melendez
Mayor Pro Tem Ken Bennett
David Sislowski

Thomas Jones

Paul Rennemeyer

Barry Wilson

Myles Baker

Dear Windsor Town Board Members,

On behalf of the Upstate Colorado Economic Development Board of Directors, | wanted to send
this letter of support regarding the proposed Avery Substation project by Xcel Energy. This
project will help our communities with future growth for the area and improve the economic
development opportunities in the region. The project will help increase electrical capacity to
allow for growth by providing a long-term location closer to developing areas. The current
system in this area does not have the capability to reliably serve the existing and additional load
growth anticipated in the vicinity. We are in strong support of this project with the
understanding that Xcel Energy will work with all applicable local requirements to ensure
requested process and procedures, terms and regulatory needs are met.

Best regards,

e

Richard Werner
President and CEO
Upstate Colorado Economic Development




Town of Windsor Planning Commission
February 6, 2019

My husband and I have lived for 46 years at 6711 Steven Street, Windsor,
directly south of the proposed Avery substation. We object to this location
for many reasons, but a substantial one is the way this site was selected
and the secretive, manipulative ways that we and our neighbors were left
out of the decision while other citizens, government officials, and Xcel
determined the site.

We were among the 37 attendees at the August 8016 open house held by
Xcel in Fort Collins. I'm sure it was Mr. Holscher himself, though it could
have been another Xcel employee, who discussed three proposed sites
delineated on a poster and on the postcard invitation. He told us and at
least one other neighbor that Site #1, north of Old Timnath and just east of
I-25, was the preferred site because of its proximity to the main
transmission line. The site now before you did not appear as a proposed
location; in fact it is east of the easternmost border of all the prospective
sites. Not concerned with the possible impact of a substation on our own
lives, I mailed a comment form with a request that transmission lines not
interfere with the birds at Timnath Reservoir, where I had monitored
nesting great blue herons for many years for the Bird Conservancy of the
Rockies. Recently, Mr. Holscher denied that he or his team had voiced a
preference for Site #1, a claim that is absolutely false.

Town of Timnath officials sent to Xcel at least three documents objecting to
sites in their jurisdiction, demanding that the substation and transmission
lines be moved as “far east as possible’ onto site #2, east of the county line
road. The Timnath Mayor even wrote, “This will prevent the lines and the
substation from being in the view corridor of our new and pending
developments the substation is intended to serve.” Then Timnath urged
residents via its website to use the linked comment form to support this
position.

At a, Windsor Town Board work session on January 16, 2017, Xcel
revealed its selected site on the far east side of proposed site #2, north of
WCR 76. I only discovered the video of this meeting months later. A
spreadsheet presented the results of public comments; somehow specific
opinions had been gleaned from a general comment form. Out of 180
comments, 130 came from Timnath, most from Harmony Club, all
demanding that the substation be located east. Town Board members at
that time objected to the apparent importance of comments against a
substation that nobody wants to live near. Afterwards. either the City of
Thornton or the Town of Windsor moved the site even further east, outside
of the areas proposed at the August community meeting, filling all the



views from the north side of our home and providing an ugly backdrop to
the wetland. Everyone directed where to build the substation before the
site was selected except the very residents who would be the most
impacted.

Scott Ballstadt said during a staff communication session at a Town Board
meeting that, “We have managed to move it east”, but since we didn’t know
what his orientation was, this did not inform us of the new location. It
wasn’t until the community meeting about the annexation of the Thornton
Farm in April and the staking of the substation boundaries that we learned
the unimaginable future of our neighborhood. We wrote to officials at the
City of Thornton to ask for reconsideration of the site but received no
response. Letters to Derek Holscher at Xcel elicited answers but offered no
room for negotiation. Please note that the photo simulation of the
substation in your packet appears to place it further west than the site
plan indicates; the wetland is not depicted. Diagrams of the equipment do
not indicate its height.

As Xcel continued planning, the company did not change its website map of
proposed sites (included below) to reflect the new plan. At the same time it
added a claim that there would be opportunities for comment at county
and town meetings that would be announced on the website. However, if
we hadn’t learned by chance that the Weld County Planning Commission
was to hold a public hearing in August about the transmission lines to

cross its jurisdiction, we would not have known about it because Xcel failed
to add it to its website. Subsequent public hearings are announced there
now. Of course, now the site is determined and the plans drawn.

We did speak about our objections at the public hearing for annexation,
though there was reluctance on the part of the commission and staff
members to discuss the substation. There was no site plan, but the Mayor
had expressly stated at a meeting for which minutes are available to the
public that the farm needed to be annexed to give control of the substation
to the Town, an IGA had been forged, and the site had been staked.

In November,Mr. Holscher asked me to gather some neighbors for a
discussion. Rejecting my suggestion of the recreation center for the
meeting place, he chose the Hearth, and made reservations for himself,
three “outreach” people and only five of us. We numbered seven; one
outreach person and Derek represented the utility. Many more neighbors
are impacted by the substation plans, but most of them could not be
included. The noisy Hearth made conversation among the whole group
impossible. A discussion topic was a request to move the site; however we
were not told that the contract for the land purchase had been executed
more than a month before. This limited, fundamentally private meeting is
what tonight’s presentation calls a “community meeting.” Though not



required, the staff suggested an open community meeting, but Mr.
Holscher declined.

Later we learned that the outreach person was not an Xcel employee, but a
principal in Turncorps, whose purpose is to minimize protest from groups
who argue against a client’s interest. In January he suggested a meeting
with the neighbors to evaluate a landscaping plan, after he told me that
Thornton was not going to allow the substation on a different site. He did
not mention that the landscaping is actually a town requirement, or that
the property was under contract. I communicated instead directly with

the planning staff.

We are potential victims of Xcel’s desperate need for a substation and its
underhanded tactics to secure a site for it without opposition, Thornton’s
reluctance to host a substation on its land and its need for a route through
Windsor for its proposed pipeline, Timnath’s insistence on protecting the
quality of life of its citizens, Windsor’s possible unwillingness to do the
same for its Weld County community, someone’s apparently arbitrary
decision to protect a few homes in Northwest Estates but instead to place
the substation on full display on the hillside across the road from the hill in
Roth Subdivision, and the low density of our neighborhood which somehow
makes developers determine that our sparse population feels less pain and
threatens less pushback.

My husband and I hope that you do not recommend the Conditional Use
Grant for this property to the Town Board.

Marcia and Ronald Maeda
6711 Steven St.
Windsor, CO
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February 5, 2019

Windsor Town Board:
Windsor Town Planning Commission:

We are writing to you with concerns about the proposed Xcel Avery Substation in
Windsor. We have lived in our home since 1978 and 1986 respectively. Our home was
built board by board and brick by brick by Bert in the 1970’s. Today, developers put up
houses so quickly you can’t keep track of them. So, we can understand the need for a
substation in this rapidly growing area but we do not feel it is ethical or the right thing to
do in placing it across from Roth Subdivision which is the oldest subdivision in Weld
County. Many of the residents of Roth Subdivision are original owners and have put a
lot of time and effort into their properties. Again, it is not fair or ethical to place a 10
acre substation in the view shed or along a road where residents have gone on many
walks to see the wetlands and the wildlife in the area. There are many areas of open land
where this substation can go.

We understand how Timnath petitioned residents to tell Xcel to move the substation as
far east as possible to get it out of their view shed. They created legal documents in order
for this to happen. The developer of Harmony Ridge, Jeff Marks, said that he did not
want the substation across from his new development and suggested it go further east. It
seems like Xcel listened to Timnath and Jeff Marks and plan to place it on the eastern
part of Thornton Farm 24. The site that has been previously staked is not even shown as
one of the three options in the analysis. We question why Xcel should even have open
houses and do any analysis if they are going to let Timnath and the developers dictate
where to place substations. When Rosalyn attended the Xcel Open House in Fort Collins
she was told that the first alternative site by Interstate 25 was the preferred site and that is
what Xcel was planning on using. The third site in Xcel’s analysis was at the NE corner
of County Road 13 and County Road 76. This area just north of Roth Subdivision was
never shown as an alternative. This site at County Road 13 and County Road 76 did not
extend this far to the east. The Thornton Farm 24 has other potential sites within its
boundaries where this substation can be located. There is plenty of available land on the
northern part of Thornton Farm 24. See Exhibit 1 which illustrates that the current site is
not even shown as an alternative. See Exhibit 2 which also illustrates that the current site
is not even shown as an alternative.

County Road 76 has always been a nice scenic road to travel on from our home to Fort
Collins. There are nice views of the established homes, wetlands, mountains and
Timnath Reservoir. See Exhibit 7 for a view of the wetland in Roth Subdivision located
directly south of the proposed substation. A portion of the preferred site for the



substation is located in an “avoidance” area according to Xcel’s studies. See Exhibit 3
for the mapping of the “avoidance” area. Please consider this in your locating of the
facility.

Government agencies are required to go through an entire visual analysis of their sites to
analyze the impact on the area whether it is in a person’s foreground, middle ground or
background. A visual analysis is not just taking an illustration of the facility and placing
it on a drawing. In this situation the site should have been analyzed so that the roads,
walkways and homes in the area would have their views of the proposed substation
analyzed. The US Forest Service and the Bureau of Land Management utilize these
principles when locating roads, special use developments, utility lines as well as many
other projects. Areas where people live, drive, walk and recreate are taken into account
as well as other factors. Please reference the US Forest Service Scenery Management
System (SMS) and the Bureau of Land Management Visual Resource Management
(VRM).

https://www.fs.fed.us/cdt/carrying capacity/landscape aesthetics handbook 701 no ap
pend.pdf

http://blmwyomingvisual.anl.gov/vr-overview/blm/

Where is the visual analysis for the Xcel Avery Substation?

The substation at Timberline and Prospect in Fort Collins has been built with a wall and
vegetative screening. This was done not only for visual reasons but also for vandalism
reasons. You can see the potential for vegetation and nice decorative security type
concrete walls for screening at the substation. See Exhibits 4, 5, and 6 for examples of
decorative walls and screening at Timberline and Prospect. There is no need to use chain
link fence and make it look like a metal utility prison. If the substation is approved for
this site by the Town of Windsor please set the substation back from County Road 76 as
much as possible and provide adequate screening from County Road 76 and the
subdivisions in the area. Please be proactive and consider relocating the substation to a
more appropriate area.

Sincerely,

Bert and Rosalyn Leautaud


https://www.fs.fed.us/cdt/carrying_capacity/landscape_aesthetics_handbook_701_no_append.pdf
https://www.fs.fed.us/cdt/carrying_capacity/landscape_aesthetics_handbook_701_no_append.pdf
http://blmwyomingvisual.anl.gov/vr-overview/blm/

Attachments

Exhibit 1 - CO-Transmission-Avery-Substation-Potential Sites

Exhibit 2 — CO Transmission-Avery-Substation-Sites

Exhibit 3 - CO-Transmission-Avery-Substation-Opportunities-and-Constraints

Exhibit 4 - Timberline and Prospect Substation Decorative Wall and Vegetation
Screening

Exhibit 5 - Timberline and Prospect Substation Decorative Wall
Exhibit 6 - Timberline and Prospect Substation Vegetation Screening

Exhibit 7 - Wetland at Proposed Avery Substation in Roth Subdivision
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EXHIBIT 2
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FROM: Joan Glabach

My sport is birding. | have birdied the wetlands on CR 76 for more than 20 years. In that time | have
seen birds lose a lot of habitat and | fear that this is going to happen on CR 76.

We moved from Fort Collins to Soaring Eagle Ranch nine years ago. We bird on Windsor Reservoir from
our home. We use CR 76 almost daily and enjoy that more rural route as opposed to what is happening
on Harmony Rd. No one has provided us habitat for our sport as they have bike lanes, soccer fields, etc.
for other sports. Our sport’s habitat is being taken away from us.

Locating a substation anywhere near the wetlands on CR 76 is a deep concern. The birds from Windsor
Reservoir fly over that area daily on their way to Timnath Reservoir. We have observed cormorants,
geese, Eagles, Great Blue Herons,ducks, pelicans, and Sandhills Cranes doing this in huge flocks of
hundreds of birds. Tall wires or structures are a big danger for those birds. District ranger, Troy Florian,
has told a neighbor that Great Blue Herons get caught in power lines two miles north of this location.

Please do everything possible to protect these wetlands. There are not enough of them in the area and
they attract many bird species that do not go elsewhere in this area.

Sent via email
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Conditional Use Grant
Thornton Farm 24

Public Utility Installation
Including Transmission Lines
& Substations

Millissa Berry, Senior Planner
Planning Commiission, February 6, 2019



Conditional Use Grant

Article VIII of Chapter 16 of the Municipal Code outlines the intent of the
Conditional Use Grant process, including:

Sec. 16-7-10. Purpose.

The conditional use classification is intended to allow consideration of uses
which are unique in nature or character and, except as otherwise specifically
provided in this Chapter, not specifically included as uses by right in any specific
zoning districts. It is the specific intent of this Article, except as otherwise
specifically provided in this Chapter, to prohibit the granting of conditional uses
in any zone when such use is allowed as a use by right in any other zone.
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e 288 acre agricultural site

o . . e Low to medium density residential to south, east
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» Facility with chain link fence & barbed wire
» Access drive

* Detention area

» Landscaping along southern edge

» Distribution line easements
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« Ground equipment, grey metal, up to 35’ in
height

Y -

WINDSOR E I evations « Transmission towers, grey metal, between 100’
"o and 135’ in height
 Chain link fence with barbed wire S

* Landscaping along southem.edge
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e Landscape

WINDSOR
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EMERALD GREEN ARBORVITAE:
(EXAMPLE PHOTG, BY DAVID SPAHN FOR THETREEFARM.COM)

SPECIES THUIA OCCIDENTALIS
-7

5.8
B-150

MATURI

MATURE Wi 3-4it
GROWTH SLOW
DROUGHT GREAT

EVERGREEN
DATA FROM WWWARBORDAY.ORG & CITY OF WINDSOR

| 1
EXISTING TREES & SHRUBS

BINYON_PINE;

(EXAMPLE PHOTO, BY DCRUSR FOR WIKIMEDIA.ORG)
SPECIES PINUS EDULIS

GROWING ZONES: 6-8

PROJECT ZONE: 5-6

MATURE HEIGHT: 25-30

MATURE WIDTH: 20-75¢

GROWTH RATE: SLow

DROUGHT TOLERANCE:  GREAT

EVERGREEN

DATA FROM WWWARBORDAY.ORG & CITY OF WINDSOR

RETENTION
FOND

LEAVE CAP IN TREE ROW
FOR CULVERT OUTLET AND RIFRAP

LEAVE GAR IN TREE ROW
FOR EMERCEMCY OVERFLOW AND RIPRAP

N
N\

UPRIGHT JUNIFER;
(EXAMPLE PHOTO, FROM MYGRADENLIFE.COM)

S JUNIPERUS
GROWING ZONES: -9
PROVECT ZONE: 5.6
MATURE HEIGHT: 10-20ft
MATURE WIDTH: 5150
GR ATE: I00ERATE
DROUGHT TOLERANGE:  GREAT

EVERGREEN
= DATA FROM MYGARDENLIFE.COM & CITY OF WINDSOR

INSTALL 1 ROW OF TREES
CENTER 8FT FROM PROFPERTY LINE
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sl Requirements

1. The character and the quality of the area in which the use will be located.
» 288 acre agricultural site
* Low to medium density residential to south, east
* Low density residential and agricultural uses to north, west

2. The physical appearance of the use, including suitability of architecture, landscaping.
* Ground equipment, grey metal, up to 35’ in height
» Transmission towers, grey metal, between 100’ and 135’ in height
* Chain link fence with barbed wire
» Access drive
* Detention area
» Landscaping along southern edge

3. Appropriate location of the building or buildings on the lot.
» Site set back from road, north of wetlands area
e Terrain to the east
* Distance to from WCR 13 and from north



pom Conditional Use Standards &

WINDSOR

sl Requirements

0.

Adequate provision of parking, loading and circulation facilities.
* Not applicable

Potential effect of the use upon off-site vehicular/pedestrian traffic circulation; potential
traffic congestion.
* Low vehicular traffic generation
Potential effect of the use on storm drainage in the area.
» Drainage will be reviewed by staff during site plan review
Adequacy of planting screens where necessary.
» Evergreen landscape screen on south edge; seasonally crops

Provision of controls to avoid hazardous conditions or eliminate air / water pollutants,
other noxious influences.
» Trash removed; limited hazardous substances; emergency plans

The general compatibility of the proposed use with the area in which it is to be located.
* Substation and transmission line facility will be visible but steps taken to reduce impacts
* Use allowed in zone with CUG
* Permanent use
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Notifications for this meeting were as

follows:

o January 25, 2019 — affidavit of letter
mailed to property owners within
one hundred (100) feet of site

e January 25, 2019 — property posted
with a notification sign

e January 25, 2019 - legal ad
published in the newspaper

A neighborhood meeting is not required
for this proposal.

Community concerns and letters of
support submitted.




Recommendation

Staff recommends that the Planning Commission forward a recommendation of approval of
the Conditional Use Grant application to the Town Board as presented with the following
conditions:

1. Asite plan, including landscaping, is reviewed and approved by Staff prior to
construction of the facility.

2. Landscaping is required on the southern portion of the property to assist in screening
the facility from vantage points from the south.

3. The applicant will obtain all applicable Town and State permitting for the facility and for

development operations, including an access permit from the Town Engineering
Department.



Conditional Use Grant

Staff requests that the following be entered into the record:
» Application and supplemental materials

« Staff memorandum and supporting documents

« Testimony from public hearing

« Recommendation
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WINDSOR
COLORADO
MEMORANDUM
Date: February 6, 2019
To: Planning Commission
From: Millissa Berry, Senior Planner
Re: Public Hearing and Recommendation to Town Board - Final Major

Subdivision — Raindance Subdivision 5'" Filing — Martin Lind,
Raindance Land Company, LLC, owner and applicant; John Meyers,
TST Inc. Consulting Engineers, applicant’s representative

Location: Southeast of WCR 13 and New Liberty Road
Items #: C.3

Background / Discussion

The applicant, Mr. Martin Lind of Raindance Land Company, LLC, has submitted a final major subdivision
plat, known as Raindance Subdivision Fifth Filing. The subdivision encompasses approximately 33.8
acres and is zoned Planned Unit Development (PUD). Approximately 11.74 acres is proposed for single-
family lots and adjacent open space; and approximately 22.06 acres is intended for future development.

Preliminary Plat characteristics:
e 53 single-family lots
* Lot size range: 5,500 sf to 7,790 sf (minimum lot size for single family lots with front loaded
garage per PUD is 4,000 sf)
* Average lot size of 5,916 sf
*  Typical (mode) lot size: 5,500 sf (36 of the 53 lots)
Density: 4.52 dwelling units / acre
Product: 1 & 2-story houses with attached garages
Tracts for open space / agriculture use (4.6 acres) and future development (22.06 acres)
Extension of trail system (Raindance and Town systems)
Expansion of road and utility systems beyond existing infrastructure installed
0 Public improvements along Autumn Moon and Night Fall Drives were constructed and a
portion of the utility plan was installed with the construction work associated with Raindance
2nd Filing.

Two modifications were made since the preliminary plan review:

e The western lots located on Moon Rise Drive are approximately an additional 10 feet in depth from
110’ to 120’
e 2 phases proposed
0 Phase 1 - the lots created along Autumn Moon Drive
0 Phase 2 — remaining subdivision lots, open space / trail

There is discussion that the City of Thornton is seeking an easement for a water pipeline along WCR 13
on the west edge of the proposed subdivision. The potential easement may be located in the immediate
vicinity of the planned Town trail. If such an easement is granted for the water pipeline, the Town will want
assurance that any new easements will not limit the Town’s access and maintenance of the proposed trail



along WCR 13. Additionally, if the Town trail is impacted during construction of the pipeline, the Town
defers responsibility for any reconstruction to the applicant.

During the preliminary major subdivision review, the applicant held a neighborhood meeting on October
15, 2018, in accordance with Chapter 16, Article XXXI of the Municipal Code. There were four neighbors
in attendance. Please see the enclosed neighborhood meeting notes for discussion topics.

Relationship to Comprehensive Plan
The application is consistent with the following goals and objectives of the Comprehensive Plan:

Chapter 5b — Growth Framework
Goal:

Maintain the character of the community while accommodating future growth that is fiscally and
environmentally responsible.

Chapter 5¢ — Residential Areas Framework

Goal:

Support diverse housing and residential neighborhoods to meet the needs of varying family sizes,
lifestyles, and income levels.

Relationship to Strategic Plan

The application is consistent with the Strategic Plan, particularly promoting community and hometown
pride through sustainable, excellent and equitable delivery of services in a fiscally responsible manner;
and quality of life, vitality and small town feel.

Notifications
Notifications for the public hearing were as follows:

e January 24, 2019 notification posted on site
e January 25, 2019 notification published in newspaper
e January 25, 2019 affidavit of notification mailed to adjacent property owners

Recommendation

Staff recommends that the Planning Commission forward a recommendation to the Town Board to approve
the final major subdivision as presented subject to the following conditions:

1. All outstanding staff comments on the subdivision plat shall be addressed prior to recording of the
subdivision plat.

2. The applicant shall enter into a development agreement with the Town prior to recording of the
subdivision plat.

The recommendation will be presented to the Town Board at its February 11, 2019 regular meeting.

Attachments

Application Materials
PowerPoint presentation
Neighborhood Meeting Summary

cc: Martin Lind, applicant

John Meyers, applicant’s representative
Tom Siegel, applicant’s representative

Page 2 of 2



748 Whalers Way
Suite 200

Fort Collins, CO 80525
970.226.0557 main
970.226.0204 fax

ideas@tstinc.com
www.tstinc.com

TST, INC. CONSULTING ENGINEERS

December 11", 2018

Raindance Subdivision Fifth Filing — Final Project Narrative
Project No. 0732.0368.00

The Raindance Fifth Filing Neighborhood creates a rural living feel with integrated
farm space with farm to table food production, main entry sign sequence, native
open space areas and pedestrian connectivity through detached trails. This project
meets all P.U.D standards.

The project is located on Tract X of the Raindance Subdivision Second Filing, on
the north side of Nightfall Drive and on west side of Autumn Moon Drive.

The project intent is to construct 1 and 2-story, single-family, buildings on the 11.74
acre site. The site consists of 53 lots with an overall density of 4.52 DU/AC.

Based on the current site plan, total parking required at 2.0/DU would be 212
spaces. Each unit provides 2 garage parking spaces additional on-street parking is
provided on all streets, except Autumn Moon Drive. The current zoning of the site
is RMU with P.U.D. overlay.

Tract A will continue the agrarian landscape defining the Rain Dance development,
and consist of entry planting beds, trees located in open and native spaces, and
pedestrian trails meandering through a designated farming area.

Tract B will be for future development, and follow a separate site planning and
platting process.

Access to the site is provided through surrounding streets and new dedicated
ROW. New ROW will connect Nightfall Drive to the loop consisting of Moon Rise
Drive and Blue Moon Drive.

If there are any questions, concerns, or if additional information is required please
feel free to contact me.

Sincerely,

TST, INC. CONSULTING ENGINEERS
Brian Williamson

bwilliamson@tstinc.com




Raindance Land Company LLC
Filing 5 Neighborhood Meeting Memorandum

On October 15, 2018, a neighborhood meeting for Raindance filing 5 was held at the Pelican Lakes Golf
Club banquet room from 5:30 to 6:30. During the meeting, the developer met with 4 individuals, as
listed on the attached sign in sheet. Attendee questions were general in nature, focusing primarily on
the amenities planned for the community and covered topics related to the schools and golf course
planned for the golf course.
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RAINDANCE SUBDIVISION FIFTH FILING

748 WHALERS WAY, SUITE #200

BEING A REPLAT OF TRACT X, RAINDANCE SUBDIVISION, SECOND FILING, SITUATE IN FORT COLLINS, €O 80525

(970) 226-0557

=z
[ ] .
SECTION 31, TOWNSHIP 6 NORTH, RANGE 67 WEST, OF THE 6TH PM; TOWN OF WINDSOR, OWNER: | |2
prd [
RAINDANCE LAND COMPANY LLC IS &
COUNTY OF WELD, STATE OF COLORADO wartin o | 2| &
1625 PELICAN LAKES POINT, SUITE 201 | &
N LEGAL DESCRIPTION WINDSOR, COLORADO 80550 f &
BISON | (970) 686—5828
RIDGE ACKNOWLEDGEMENT OF OWNERSHIP INTEREST A REPLAT OF A TRACT OF LAND IN THE TOWN OF WINDSOR, COUNTY OF WELD, STATE OF COLORADO; SITUATE IN SECTION
SUBDIVISION KNOW ALL MEN BY THESE PRESENTS THAT THE UNDERSIGNED, BEING ALL THE OWNERS, LIENHOLDERS, AND HOLDERS OF ANY 31, TOWNSHIP 6 NORTH, RANGE 67 WEST OF THE SIXTH PRINCIPAL MERIDIAN; AND MORE PARTICULARLY DESCRIBED AS
OWNERSHIP INTEREST AS DEFINED BY THE TOWN OF WINDSOR. OF THE LAND DESCRIBED HEREIN, HAVE CAUSED SUCH LAND TO BE FOLLOWS:
SURVEYED AND SUBDIVIDED INTO LOTS, TRACTS, AND STREETS AND TO THE EXTENT APPLICABLE DO HEREBY DEDICATE TO THE :
oS SSTIET A ST, ST, 10 U SN LA 5 NOGHTED EFEON UL T W CEBIOAOE et . muNopICE SUSDVSION, SECOND FLNG, A5 SHOYN ON THE PLAT THEREGE, RECORDED I THE GFFE OF T
— THIS PLAT. IN COMPLIANCE WITH THE TOWN OF WINDSOR SUBDIVISION REGULATIONS AND BY CONTRACTUAL AGREEMENT, THE WELD COUNTY CLERK AND RECORDER ON SEPTEMBER 28, 2017 UNDER RECEPTION NO. 4347513.
LANDOWNERS SHALL BEAR ALL EXPENSES INVOLVED IN IMPROVEMENTS.
OWNER: RAINDANCE LAND COMPANY LLC d
BY CONVEXITY MANAGEMENT LLC, MANAGER MAYOR'S CERTIFICATE
@ IN WITNESS WHEREOF, WE HAVE HEREUNTO SET OUR HANDS AND SEAL THIS THIS IS TO CERTIFY THAT A MAJOR SUBDIVISION PLAT OF THE PROPERTY DESCRIBED HEREIN WAS APPROVED BY RESOLUTION NO.
HILLTOP JMJ
™D
5 ESTATES THE____ DAY OF . 20 OF THE TOWN OF WINDSOR PASSED AND ADOPTED ON THIS THE DAY OF . 20, AD. AND THAT THE MAYOR OF THE
<
HIGH DAP
%INTE e TOWN OF WINDSOR, AS AUTHORIZED BY SAID RESOLUTION ON BEHALF OF THE TOWN OF WINDSOR, HEREBY ACKNOWLEDGES AND ADOPTS THE SAID e
@MES > NAME TILE IMJ
7 | —NEW LIBERTY ROAD MAJOR SUBDIVISION PLAT UPON WHICH THIS CERTIFICATE IS ENDORSED FOR ALL PURPOSES INDICATED THEREON.
o) NOTARIAL CERTIFICATE FILENAME
&) 0368_PLAT_COVER
— = N STATE OF )
= -~
RAINDANGE Eﬂé%&@ég COUNTY OF ) 1 ~,
SUBDIVISION VE ATTEST.
THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE ME BY , : /
— FILING 2 4 AN
STEEPLECHASE DRIVE| — RAINDANCE @@%ﬂ} THS____ DAY OF , 20__. MAYOR TOWN CLERK
SUBDIVISION RAINDANGE
FILING 5 SUBDIVISION MY COMMISSION EXPIRES NOTARY PUBLIC EASEMENT APPROVAL ’
\%{@é @g} FILING 3
| LIENHOLDER: EYAS LIENHOLDER: INDEPENDENT BANK w Ilh
STSEPLEGHASE_ QSQ?@QI%EN BY CONVEXITY MANAGEMENT LLC. MANAGER UTILITY EASEMENTS ARE ADEQUATE AS SHOWN AND ARE HEREBY APPROVED. as “rn
SUBDIVISION — IN WITNESS WHEREOF, WE HAVE HEREUNTO SET LAND SURVEYING
FILING 2 IN WITNESS WHEREOF, WE HAVE HEREUNTO SET OUR HANDS AND SEAL THIS
~ OUR HANDS AND SEAL THIS
THE DAY OF .20
o\ THE DAY OF . 20 TOWN OF WINDSOR PUBLIC WORKS DEPT. XCEL ENERGY
! [°F SUBDIVISION
FILING 1 NAME TITLE
NAME TITLE
COMCAST CABLE POUDRE VALLEY REA
—T r NOTARIAL CERTIFICATE NOTARIAL CERTIFICATE
H CROSSROADS BOULEVARD | — STATE OF ) STATE OF ) ENGINEERING DEPARTMENT APPROVAL (zD
SS SS
VICINITY MAP COUNTY OF ) COUNTY OF ) APPROVED THIS THE___ DAY OF 20 =
THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE ME THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE ME —
1" = 1,000’
BY . BY LL
THIS DAY OF .20, THIS DAY OF .20, .
TOTAL LOTS TOTAL TRACTS ZONING MY COMMISSION EXPIRES MY COMMISSION EXPIRES DIRECTOR OF ENGINEERING E
53 2 PUD [r—
NOTARY PUBLIC NOTARY PUBLIC PLANNING COMMISSION APPROVAL PLANNING DEPARTMENT APPROVAL LL
DESCRIPITION OF LAND USE ZONING SIZE (AC.) T CRCENTAGE 0&M APPROVED THIS THE—DAT O = APPROVED THIS THE__DAY OF 20— < E:J
" (%) TOTAL RESPONSIBILITY VACATION STATEMENT () O >
= KNOW ALL MEN BY THESE PRESENTS THAT WE THE UNDERSIGNED, BEING SOLE OWNER(S) OF THE LAND DESCRIBED HEREIN, AND —
LOTS 1 - 10 BLOCK1 SINGLEFAMILYRES. PUD 149 4.1%% OWNER AS SHOWN ON THE ATTACHED MAP DO HEREBY VACATE ALL PREVIOUS PLATTING OF THE ABOVE DESCRIBED PARCEL OF LAND. (7)) O
LOTS 1 - 18 BLOCK2 SINGLE FAMILYRES. PUD 2.42 6.80% OWNER SERIRIAN —
LOTS 1 - 25 BLOCK3 SINGLEFAMILYRES. PUD  3.43 9.64% OWNER WINDSOR PLANNING COMMISSION DIRECTOR OF PLANNING > o
TRACT A- FARM AND OPEN SPACE & DRAINAGE OWNER:_RAINDANCE LAND COMPANY LLC E -
- , BY CONVEXITY MANAGEMENT LLC, MANAGER
PUD 4.46 12.55% METRO DIST. ’ TOWN MANAGER'S APPROVAL
ACCESS, AND UTILITY EASMENT
IN WITNESS WHEREOF, WE HAVE HEREUNTO SET OUR HANDS AND SEAL THIS PUBLIC WORKS DEPARTMENT APPROVAL (11] j
TRACT B - FUTURE DEVELOPMENT D.E., A.E. APPROVED THIS THE___ DAY OF . 20
Uty UE ° Y pUD 22,06 62.03% OWNER THE DAY OF , 20 — — APPROVED THIS THE____DAY OF » 20__ 8 (2 I
RIGHT-OF-WAY 1.70 4.79% TOWN
TOTAL 35.56 100.00% NANE T LL]
NOTES: TOWN MANAGER DIRECTOR OF PUBLIC WORKS @)
NOTARIAL CERTIFICATE o 2
1. ACCORDING TO COLORADO LAW, YOU MUST COMMENCE ANY LEGAL ACTION BASED UPON ANY DEFECT IN THIS SURVEY WITHIN THREE YEARS <L
STATE OF ) AFTER YOU FIRST DISCOVERED SUCH DEFECT. IN NO EVENT MAY ANY ACTION BASED UPON ANY DEFECT IN THIS SURVEY BE COMMENCED MORE )
THAN TEN YEARS FROM THE DATE OF CERTIFICATION SHOWN HEREON
COUNTY OF )% 2
2. THE WORD "CERTIFY” OR "CERTIFICATION” AS SHOWN AND USED IN THE SURVEYOR’S CERTIFICATE IS AN EXPRESSION OF PROFESSIONAL OPINION —
THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE ME BY ' REGARDING THE FACTS OF THE SURVEY, AND DOES NOT CONSTITUTE A WARRANTY OR GUARANTY, EXPRESS OR IMPLIED. é
THIS DAY OF .20
3. ALL EXISTING PUBLIC EASEMENTS DEDICATED BY PREVIOUS PLATTING WITHIN THE SUBJECT PROPERTY BOUNDARY ARE HEREBY VACATED AND
MY COMMISSION EXPIRES NOTARY PUBLIC REDEDICATED AS SHOWN HEREON.
LIENHOLDER: EYAS LIENHOLDER: INDEPENDENT BANK 4. FOR ALL INFORMATION REGARDING TITLE, EASEMENTS, RIGHTS—OF—WAY OF RECORD, AND TERMS OR CONDITIONS AFFECTING THIS PROPERTY, TST,
BY CONVEXITY MANAGEMENT LLC, MANAGER INC. CONSULTING ENGINEERS, AND THE SURVEYOR OF RECORD RELIED UPON TITLE COMMITMENT NO. FCC25139301—12 PREPARED BY LAND TITLE
BASIS OF BEARING STATEMENT IN WITNESS WHEREOF, WE HAVE HEREUNTO SET GUARANTEE COMPANY EFFECTIVE JUNE 10, 2016 AT 5:00 PM. THIS DOES NOT CONSTITUTE A TITLE SEARCH BY TST, INC. OR THE SURVEYOR OF
IN WITNESS WHEREOF, WE HAVE HEREUNTO SET OUR HANDS AND SEAL THIS RECORD.
BEARINGS ARE BASED ON THE WEST LINE OF TRACT X, RAINDANCE SUBDIVISION, SECOND FILING, OUR HANDS AND SEAL THIS HE DAY OF 20
WHICH IS ASSUMED TO BEAR S00°10’37"E. THE DAY OF 20 —_— ' 5. PER C.R.S. 38—51—106, ALL LINEAL UNITS DEPICTED ON THIS SURVEY ARE U.S. SURVEY FEET. ONE METER EQUALS EXACTLY 39.37/12 U.S.
— : SURVEY FEET ACCORDING TO THE NATIONAL INSTITUE OF STANDARDS AND TECHNOLOGY.
SURVEYOR CERTIFICATE:

NAME TITLE 6. TRACT A IS OWNED AND OPERATED BY THE METROPOLITAN DISTRICT AND IS NOT TO BE USED FOR RESIDENTIAL PURPOSES.
NAME TITLE
7. TRACT A IS HEREBY DEDICATED AS A BLANKET UTILITY, ACCESS AND DRAINAGE EASEMENT.
| CERTIFY THAT THIS PLAT ACCURATELY REPRESENTS THE RESULTS OF A SURVEY MADE BY ME NOTARIAL CERTIFICATE NOTARIAL CERTIFICATE
OR UNDER MY DIRECT SUPERVISION. 8. TRACT B IS DEDICATED AS TEMPORARY BLANKET DRAINAGE, ACCESS AND UTILITY EASEMENTS AND IS FOR FUTURE DEVELOPMENT. OPERATIONS
STATE OF ) STATE OF ) AND MAINTENANCE OF THIS TRACT WILL BE THE RESPONSIBILITY OF THE OWNER.
\\\\\\\\““""””II//,/ CONSULTING ENGINEERS
\\\\\\\ F\D L/C/////,, THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE ME THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE ME _748 Whalers WGY'
§QQ\..-°°:4°§ 1, Sultéa I200d FoBrE)SCZOSIIlns
5‘8\:,;\9“' ‘/@;,.g% BY , BY , NOTICE OF OTHER DOCUMENTS Phone | 970,998 0557
e Zv = ,
S 137963 7: £ THIS __DAY OF. » 20 THIS __DAY OF. » 20 ALL PERSONS TAKE NOTICE THAT CERTAIN DOCUMENTS HAVE BEEN EXECUTED PERTAINING TO THIS DEVELOPMENT, WHICH CREATE CERTAIN RIGHTS BN 9732.0368.00
22 B MY COMMISSION EXPIRES MY COMMISSION EXPIRES AND OBLIGATIONS OF THE DEVELOPMENT, THE DEVELOPER AND/OR SUBSEQUENT OWNERS OF ALL OR PORTIONS OF THE DEVELOPMENT SITE, MANY OF
oS S WHICH OBLIGATIONS CONSTITUTE PROMISES AND COVENANTS THAT RUN WITH THE LAND. THESE DOCUMENTS ARE OF RECORD AND ARE ON FILE WITH  JscaEe N/A
ST R WASTEURN ’/,;/f ”ALLA\N S THE DIRECTOR OF PLANNING OF THE TOWN OF WINDSOR AND SHOULD BE CLOSELY EXAMINED BY ALL PERSONS INTERESTED IN PURCHASING ANY
. 7 W NOTARY PUBLIC NOTARY PUBLIC .
PROFESSIONAL LAND SURVEYOR KN PORTION OF THE DEVELOPMENT SITE “TJANUARY 22, 2019
COLORADO LICENSE NO. 37963
FOR AND ON BEHALF OF WASHBURN LAND SURVEYING, LLC SHEET
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DESCRIPTION

REVISIONS

MY
DAP
DESIGNED
IMJ
FILENAME
0368_PLAT
CURVE TABLE CURVE TABLE

CURVE | RADIUS | LENGTH | DELTA BEARING | CHORD CURVE | RADIUS | LENGTH | DELTA BEARING | CHORD //1\
Cl | 79.50° | 33.95' | 24°28'02" | S13°02'17"E | 33.69’ C21 | 721.50° | 455.32 | 36°09'29" | N46°38'58"E | 447.80’ v, yd
C2 | 79.50' | 40.38' | 29°06'13" | S13'44'51"W | 39.95' C22 | 565.50" | 247.43' | 25704°09" | N77'15'47"E | 245.46’ \ /
C3 | 15.00° | 23.56" | 89'59'58" | S70"16"17"E | 21.21’ C23 | 20.00° | 31.42° | 90700°00" | S45712'08"E | 28.28' ,
C4 | 15.00° | 23.56" | 90°00'00" | N1943'42"E | 21.21’ C24 | 79.50° | 29.29' | 2106°45” | S38'51°20"W | 29.13’ Wasmllll'll

b b ’ ” ’ ” ? b ? ? ” ? ” ’ LAND SURVEYING
C5 | 20.50° | 32.20° | 90°00°00" | N70"16'18"W | 28.99 C25 | 50.00' | 78.54° | 90°00°00" | $19°43'42"W | 70.71
C6 | 20.50° | 32.20° | 90°00°00" | S19°43'42"W | 28.99’ C26 | 15.00° | 23.57" | 90°02'10" | $44°50°28"W | 21.22°
C7 | 79.50° | 4.40° | 310°07" | N26'51°21"W | 4.40° C27 | 50.00° | 78.54° | 90°00°00” | N70"16'18”W | 70.71°
C8 | 79.50° | 40.38' | 29'0613" | N42'59'32"W | 39.95' C28 |[1350.00° | 162.02° | 6'52'34” | S86°25'16"W | 161.92"
C9 | 79.50' | 40.38' | 29°06'13" | N72'05'45"W | 39.95' C29 | 15.00° | 23.05' | 88'03'30" | N53'07'34"W | 20.85'
C10 | 79.50° | 39.72" | 28'37'26" | $79702'25"W | 39.30° C30 | 79.50° |124.88' | 90°00°00" | S19°43'42"W | 112.43’
Ci1 | 79.50° | 21.25' | 1518'59" | S57°0413"W | 21.19° C31 | 628.50° | 177.43' | 16"10°29” | S17'11°03"E | 176.84’

C12 15.00" | 23.56" [ 90°00°00" | N19°43'42"E | 21.21°

C13 15.00" | 23.56° [ 90°00°00" | S7011618"E | 21.21°

C14 |[628.50° | 32.76’ | 2°59°13” | S10°35'25"E | 32.76’

C15 |628.50" | 50.93" | 4°38'33" | S14°24’18"E | 50.91°

C16 |628.50" | 50.31" | 4°35'12” | S19°01"11"E | 50.30’

C17 |628.50" | 43.42" | 3°57°31" [ S23117'32"°E | 43.41°

c18 79.50" | 124.88’ | 90°00'00" | N70"16’18"W | 112.43’

C19 | 229.50' | 144.83" | 36°09'29" | S43°21'02"E | 142.44’

C20 15.00" | 23.56° [ 90°00°00" | N16°25'47"W | 21.21°
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CONSULTING ENGINEERS
748 Whalers Way
Suite 200 Fort Collins
Colorado 80525
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Millissa Berry, Senior Planner
Planning Commission February 6, 2019



Subdivision

Article IV of Chapter 17 of the Municipal Code outlines the purpose and
procedures 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.
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S8 Final Plat

Builds on overall Raindance
Master Plan
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Comprehensive Plan Conformance

The application is consistent with the following goals and objectives of the
Comprehensive Plan:

Chapter 5b — Growth Framework

Goal:

Maintain the character of the community while accommodating future growth that is fiscally
and environmentally responsible.

Chapter 5¢c — Residential Areas Framework

Goal:

Support diverse housing and residential neighborhoods to meet the needs of varying family
sizes, lifestyles, and income levels.
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W%%Si Raindance 5th SPO Map

r_'l Corporate Limits.

Notifications for this public

hearing were as follows:

e January 24, 2019 - site
posted

» January 25, 2019 - affidavit of
mailing to property owners
January 25, 2019 — notification
published in newspaper

SRR EE

mC

A Neighborhood Meeting was
held during the Preliminary
Subdivision review.

0.62 0 031 062 Miles
1

s to ascertain the usability of the information.

This product is for informational purposes and may nof have besn for, or be suitable for legal,
0 engmeennp or surveying purposes. Users of this i o should review or consult the primary data and
mation sources to

Date Prepared: 9/6/2018 4:03:54 PM
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T8 Recommendation

Staff recommends that the Planning Commission forward a
recommendation to the Town Board to approve the final major
subdivision as presented subject to the following conditions:

1. All outstanding staff comments on the subdivision plat shall
be addressed prior to recording of the subdivision plat.

2. The applicant shall enter into a development agreement with
the Town prior to recording of the subdivision plat.
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T8 Recommendation

Staff requests that the following be entered into the
record:

e Application and supplemental materials

o Staff memorandum and supporting documents
e Public hearing testimony

¢ Recommendation
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== Subdivision Considerations

COLORADO

Sec. 17 Articles X and XI. Design Standards and Required Improvements

1) General compliance with Comprehensive Plan: reservation of rights-of-way, utility easements,
open spaces for school and recreation areas

2) No undue burden on public utility systems and community facilities

3) Potential dangers to health or safety due to soil, subsoil and flooding are avoided; i.e. has proper
drainage, soils

4) Consideration given to the preservation of groves of trees, streams, unusually attractive
topography and other desirable natural landscape features

5) Alignment of street rights-of-way and utility and drainage easements and open spaces are
coordinated with adjoining subdivisions

6) Meets street design and construction standards: access, intersections, cul-de-sac length, paving
7) Meets zoning parameters: lot size, dimensions, adequate building sites
8) Meets landscaping standards

9) Meets utility system improvements: storm drainage, sanitary sewer, potable and nonpotable
water, underground electric power/other dry utilities, street lighting.
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WINDSOR
COLORADO
MEMORANDUM
Date: February 6, 2019
To: Planning Commission
From: Millissa Berry, Senior Planner
Re: Preliminary Major Subdivision — Highland Meadows Golf Course 15"

Filing — Jon Turner, Colorado 80 Land Holdings, LLC, owner; Jason
Sherrill, Landmark Homes, LLC, applicant; Mike Walker, TB Group,
applicant’s representative

Location: Northwest of intersection of Highland Meadows Parkway and
Crooked Stick Drive
[tems #: C.5

Background / Discussion

The applicant, Mr. Jason Sherrill. Landmark Homes, LLC, has submitted a preliminary major subdivision
plat, known as Highland Meadows Golf Course Fifteenth Filing. The proposal is the replat of Lot 1 Block
17 of Highland Meadows Golf Course Subdivision 11" Filing and Lot 8 of the Highland Meadows Golf
Course Subdivision 8" Filing.

The subject subdivision encompasses approximately 15.67 acres and is zoned Residential Mixed Use
(RMU). The associated site plan of the project proposes 100 2-story townhomes with attached two-car
garages, a clubhouse, landscape areas, and access throughout the site stemming from Highland
Meadows Parkway in two locations as well as access from the development to the north. The replatting is
to allow for the townhomes to have individual ownership interests.

Preliminary Plat characteristics (please see project presentation for plat):
e 100 townhome lots on 6.81 acres
0 6.38 dwelling units / acre
e 8.86 acre Tract A containing clubhouse site, streets, utility corridors, and landscaping

The applicant held a neighborhood meeting on November 13, 2018, in accordance with Chapter 16,
Article XXXI of the Municipal Code. There were approximately 20 neighbors in attendance. Please see
the enclosed neighborhood meeting notes for discussion topics. Prominent discussion points included
traffic impacts to area/Highland Meadows Parkway, density and character of the proposed development,
and visual impacts as viewed from the neighborhood to the east.

Relationship to Comprehensive Plan
The application is consistent with the following goals and objectives of the Comprehensive Plan:

Chapter 5b — Growth Framework

Goal: Maintain the character of the community while accommodating future growth that is fiscally
and environmentally responsible.



Objectives:

e Prioritize new growth in areas currently served by the Town infrastructure and services.
e Incentivize infill development to complete neighborhoods and leverage existing resources.

Chapter 5¢c — Residential Areas Framework
Goal: Support diverse housing and residential neighborhoods to meet the needs of varying family
sizes, lifestyles, and income levels.

Objectives:
e Foster a diversity of housing types and sizes through coordinated land use planning and
zoning.

Relationship to Strategic Plan

The application is consistent with the Strategic Plan, particularly promoting community and hometown
pride through sustainable, excellent and equitable delivery of services in a fiscally responsible manner;
and quality of life, vitality and small town feel.

Notifications

A neighborhood meeting was held on November 13th, 2018. Notifications for this meeting were as follows:
e October 17, 2018 — affidavit of mailing to property owners within 300 feet
e October 22, 2018 — display ad published in the newspapers

Recommendation

Staff recommends that the Planning Commission approve the preliminary major subdivision as presented
subject to all remaining Planning Commission and staff comments shall be addressed on the final major
subdivision plat.

Attachments

Application Materials
PowerPoint presentation
Neighborhood Meeting Summary

cc: Jon Turner, applicant
Jason Sherrill, applicant
Mike Walker, applicant’s representative

Page 2 of 2
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April 27, 2018

HIGHLAND MEADOWS GOLF COURSE SUBDIVISION
11THFILING, LOT 1 BLOCK 17 AND 8TH FILING LOT 8

Site Plan and Major Subdivision

This request is for a replat of Lot 1, Block 17 and Lot 8 in order to construct a townhome
project. These lots were previously platted with the Highland Meadows Golf Course
Subdivision Eighth and Eleventh Filings. The 15.67-acre project is located west of
Highland Meadows Pkwy between Colonial Dr. and Crooked Stick Dr. in the Highland
Meadows Subdivision. The site is zoned RMU, Residential Mixed Use.

The project will contain twenty-five (25) four-unit Townhouse buildings, totaling 100 units
for a density of 6.38 units per acre and is consistent to the approved master plan

Parking is provided at 4 spaces per unit. 200 spaces are provided in the attached 2-car
garages and 200 in the driveways. Additional parking spaces for guests may be provided
at convenient locations throughout the development.

Building materials consist of a combination of horizontal and straight-edge shingle siding,
and stone veneer to provide variety and interest. Accents include manufactured stone
jack arches over windows and front porches. The roof will be composition shingles. The
architecture will continue the high-quality architecture consistent with the other multi-
family buildings in the Subdivision.

Each unit is designed to have its own enclosed front yard with landscape and 4’ white
vinyl picket fencing.

444 Mountain Ave. | TEL 970.532.5891
Berthoud, CO80513 | wes TBGroup.us
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Neighborhood Meeting Report - Highland Meadows Golf Course

Subdivision 15th Filing - Vernazza Townhomes at La Riva

Place: Highland Meadows Golf Course

Pool Clubhouse

6795 Crystal Down Drive

Windsor, CO 80550

When: Tuesday, November 13th, 2018 at 5:30PM

Neighborhood Meeting Objective:
To provide the surrounding neighbors information about this project and allow the opportunity for
property owners in the vicinity to comment.

Attendees:
General Public:
Town Staff:
Project Developer

Representative:

Number of Attendees:

Meeting Location:

See attached sign-in sheets

Millissa Berry - Town Planner

Jason Sherrill — Landmark Homes, LLC
Jon Mosier — Landmark Homes, LLC
Mike Walker, The Birdsall Group, LLC

+/- 20 estimated based upon sign in sheet (see attached)

Highland Meadows Golf Course - Pool Clubhouse
6795 Crystal Down Drive
Windsor, CO 80550

Meeting Time:
Tuesday, November 13th, 2018 at 5:30PM and ended approximately
6:30pm

Speakers:

Millissa Berry - Gave a brief introduction and provided an overview of the Town’s process

Jason Sherrill - Gave a brief introduction and provided an overview of the project and answered

specific questions about the project and adjacent neighborhoods.
Mike Walker - Provided additional overview of the project and answered final questions.

444 Mountain Ave. | TEL 970.532.5891
1 Berthoud, CO80513 | weB TBGroup.us



Summary of Comments:

After the initial presentation and overview of the project, the following topics were discussed:

e Trafficimpacts

O

Neighbor concern: southern road access will cause noise, visual impacts to neighbors
directly east of the access; access from Crooked Stick Drive and / or Colonial Drive
instead of second access from Highland Meadows Parkway preferred; Crooked Stick
needs improved
= Because the Tennis Center is back ‘On-line’ no proposed internal connection to

Crooked Stick is planned through this property.
Neighbor concern: increased traffic on Highland Meadows Parkway due to development
Neighbor concern: visibility of stop sign at Crooked Stick Drive and Highland Meadows
Parkway is compromised due to landscaping and terrain

e Buffering of buildings from road

O

Neighbor request / Concerns: add landscaping and buffer area between road and
buildings to avoid prominence of buildings as viewed from Highland Meadows Parkway,
adjacent neighborhood; to soften appearance
the setbacks be increased along Highland Meadow Parkway increased
increased landscaping between the buildings and Highland Meadows Parkway and
berming if possible, outside of easement areas.
landscape area in existing subdivision to east directly east of south access road to
reduce impact of headlights.
= Response — Setback won’t be increased but Landscaping is planned in area
between buildings and parkway (outside easements in area) on west side of
Highland Meadows Pkwy.

e Architectural character and site design being compatible with the overall Highland Meadows

Golf Course community

o

Architecture would be similar to what is seen with existing townhome development and
compatible with the overall Highland Meadows Golf Course community

e Density of development

o

O

~ 6.3 units / acres
Compared to 10 units / acre seen in existing nearby townhome development

e The types of amenities provided with the development

O O O O

Fitness club / clubhouse

Trail / pedestrian connections

Green space

Access to all metro district members

Construction of park and pond adjacent to development area has commenced

e Unit details

O

O

O

2 and 3 bedroom units
2-story with basement
Price range ~ $380k - $450k



e Timeline
o Development commencing second quarter of 2019; 30-month construction phase

If you have any further questions regarding this matter, please contact The Birdsall Group at
970.532.5891.
Regards,

P
Wy
//////77"24'//7;/ e ===
/

Mike Walker, RLA
TB Group



Highland Meadows Golf Course 15th Subdivision
Vernazza Townhomes
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Highland Meadows Golf
Course Subdivision 15t Filing

Millissa Berry, Senior Planner
Planning Commission February 6, 2019



Subdivision

Article IV of Chapter 17 of the Municipal Code outlines the purpose and
procedures 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.
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Builds on overall Highland
Meadows Golf Course Tract H
Master Plan (3"9 Amendment)
originally master planned for:
e 62 patio homes planned for
Lot 17
e 110 Multi-family homes
planned for Lot 8
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WINDSOR

COLORADO

Preliminary Plat

HIGHLAND MEADOWS GOLF COURSE SUBDIVISION FIFTEENTH FILING

BEING A REPLAT OF LOT &, HIGHLAND MEADOWS GO _F COURSE SUBDIVISION EIGHTH FILING. AND LOT 1. BLOCK 17, HIGHLAND MEADOWS GOLF COURSEE SUBDIVISIOW ELEVENTH FILING
LOCATED IN EECTIOM 26, TCWNSHIP 6 NORTH, RANGE 68 WEST OF THE 6TH PRINCIPAL MERICIAN, TOWN OF WINDSOR, COUNTY OF LARIMER STATE CF COLORADO

Plat characteristics:
« 15.67 acres total R
« 6.81 acres for e
townhome lots =

= ,

e 100 lots " =
e 8.86 acres Tract A A e
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Comprehensive Plan Conformance

The application is consistent with the following goals and objectives of the
Comprehensive Plan:

Chapter 5b — Growth Framework

Goal:

Maintain the character of the community while accommodating future growth that is fiscally
and environmentally responsible.

Chapter 5¢c — Residential Areas Framework

Goal:

Support diverse housing and residential neighborhoods to meet the needs of varying family
sizes, lifestyles, and income levels.
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A neighborhood meeting was held on
November 13, 2018.

Comments (see packet materials):
» Setbacks

* Height of buildings

* Impacts to view

o Traffic

* Headlights

Notifications for this meeting were as

follows:

* October 17, 2018 - affidavit of
mailing to property owners within
300 feet

» October 22, 2018 — published ads
in newspapers




Recommendation

Staff recommends that the Planning Commission approve the preliminary
major subdivision as presented subject to all remaining Planning Commission
and staff comments shall be addressed on the final major subdivision plat.

Staff requests that the following be entered into the record:
» Application and supplemental materials

o Staff memorandum and supporting documents

« Recommendation
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== Subdivision Considerations

COLORADO

Sec. 17 Articles X and XI. Design Standards and Required Improvements

1) General compliance with Comprehensive Plan: reservation of rights-of-way, utility easements,
open spaces for school and recreation areas

2) No undue burden on public utility systems and community facilities

3) Potential dangers to health or safety due to soil, subsoil and flooding are avoided; i.e. has proper
drainage, soils

4) Consideration given to the preservation of groves of trees, streams, unusually attractive
topography and other desirable natural landscape features

5) Alignment of street rights-of-way and utility and drainage easements and open spaces are
coordinated with adjoining subdivisions

6) Meets street design and construction standards: access, intersections, cul-de-sac length, paving
7) Meets zoning parameters: lot size, dimensions, adequate building sites
8) Meets landscaping standards

9) Meets utility system improvements: storm drainage, sanitary sewer, potable and nonpotable
water, underground electric power/other dry utilities, street lighting.
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WINDSOR
COLORADO
MEMORANDUM
Date: February 6, 2019
To: Planning Commission
From: Millissa Berry, Senior Planner
Re: Preliminary Site Plan — Highland Meadows Golf Course 15" Filing —

Vernazza Townhomes - Jon Turner, Colorado 80 Land Holdings, LLC,
owner; Jason Sherrill, Landmark Homes, LLC, applicant; Mike
Walker, TB Group, applicant’s representative

Location: NW of Highland Meadows Parkway & Crooked Stick Drive
Items #: C.6

Background / Discussion

The applicant, Mr. Jason Sherrill. Landmark Homes, LLC, has submitted a preliminary site plan for the
Vernazza Townhome development planned for the Highland Meadows Golf Course Fn‘teenth Filing.
Currently the site contains Lot 17 of the Highland Meadows Golf Course Subdivision 11™ Filing and Lot 8
of the Highland Meadows Golf Course Subdivision g™ Filing. The two lots are being replatted to allow for
individual ownership of the townhome units. The major subdivision request is later on the 2/6/2019
agenda.

The subject site plan encompasses approximately 15.67 acres and is zoned Residential Mixed Use

(RMU). The site plan proposes 100 2-story townhomes with attached two-car garages, a clubhouse,
landscape areas, and access throughout the site stemming from Highland Meadows Parkway in two
locations as well as access from the development to the north.

Overall site plan development characteristics (please see project presentation for site plan):

e 15.67 acres
o0 100 townhome lots on 6.81 acres
= 6,730 sf each
= 25 four-unit buildings
=  Small private front yard per unit
Building height: varied roof line; tallest point approximately 30’
o 8.86 acre Tract A
Clubhouse (2,347 sf)
Internal streets / access
Utility corridors
Landscaping
e 6.38 dwelling units / acre
e 4 parking spaces per unit (2 garage, 2 driveway) — 200 total
0 Plus 62 guest parking spaces throughout development including clubhouse parking lot (17
stalls)
¢ Building materials: combination of horizontal and straight-edge shingle siding, stone veneer,
manufactured stone, and composite shingles
e Architecture chosen to complement other multi-family buildings in the subdivision
e 2,347 sf clubhouse with pool, bicycle parking, and 19 parking spaces



e Building setbacks from Highland Meadows Parkway between 58 feet and 126 feet

e 15+ landscape buffer along Highland Meadows Parkway per Highland Meadows Golf Course
Development Agreements

e 304,542 sf open space / landscape area

e Trail connections through site, to clubhouse, boardwalk

e Future road connection planned to lot to the south

The Highland Meadows Golf Course Tract H Master Plan 3" Amendment established the land use and
densities for the area. The Master Plan shows a mix of 62 patio homes (Lot 17) and 110 multifamily units
(Lot 8). The current proposal has 100 units overall for both lots. Access for the properties was also
established with the Master Plan with the access from the western extension of Crystal Downs Drive and
also along the south edge of Lot 8 onto Highland Meadows Parkway.

Relationship to Comprehensive Plan
The application is consistent with the following goals and objectives of the Comprehensive Plan:

Chapter 5b — Growth Framework

Goal: Maintain the character of the community while accommodating future growth that is fiscally
and environmentally responsible.

Objectives:

o Prioritize new growth in areas currently served by the Town infrastructure and services.
¢ Incentivize infill development to complete neighborhoods and leverage existing resources.

Chapter 5¢ — Residential Areas Framework
Goal: Support diverse housing and residential neighborhoods to meet the needs of varying family
sizes, lifestyles, and income levels.

Objective:
o Foster a diversity of housing types and sizes through coordinated land use planning and
zoning.

Relationship to Strategic Plan

The application is consistent with the Strategic Plan, particularly promoting community and hometown
pride through sustainable, excellent and equitable delivery of services in a fiscally responsible manner;
and quality of life, vitality and small town feel.

Notifications
Notifications are no required for preliminary site plan review.

Recommendation

Staff recommends that the Planning Commission approve the preliminary site plan as presented subject
to all remaining Planning Commission and staff comments being addressed on the final site plan.

Attachments

Application Materials
PowerPoint presentation

cc: Jon Turner, applicant
Jason Sherrill, applicant
Mike Walker, applicant’s representative

Page 2 of 2
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April 27, 2018

HIGHLAND MEADOWS GOLF COURSE SUBDIVISION
11THFILING, LOT 1 BLOCK 17 AND 8TH FILING LOT 8

Site Plan and Major Subdivision

This request is for a replat of Lot 1, Block 17 and Lot 8 in order to construct a townhome
project. These lots were previously platted with the Highland Meadows Golf Course
Subdivision Eighth and Eleventh Filings. The 15.67-acre project is located west of
Highland Meadows Pkwy between Colonial Dr. and Crooked Stick Dr. in the Highland
Meadows Subdivision. The site is zoned RMU, Residential Mixed Use.

The project will contain twenty-five (25) four-unit Townhouse buildings, totaling 100 units
for a density of 6.38 units per acre and is consistent to the approved master plan

Parking is provided at 4 spaces per unit. 200 spaces are provided in the attached 2-car
garages and 200 in the driveways. Additional parking spaces for guests may be provided
at convenient locations throughout the development.

Building materials consist of a combination of horizontal and straight-edge shingle siding,
and stone veneer to provide variety and interest. Accents include manufactured stone
jack arches over windows and front porches. The roof will be composition shingles. The
architecture will continue the high-quality architecture consistent with the other multi-
family buildings in the Subdivision.

Each unit is designed to have its own enclosed front yard with landscape and 4’ white
vinyl picket fencing.

444 Mountain Ave. | TEL 970.532.5891
Berthoud, CO80513 | wes TBGroup.us
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Preliminary Site Plan

Article VII of Chapter 17 of the Municipal Code outlines the purpose 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...
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Builds on overall Highland
Meadows Golf Course Tract H
Master Plan (3"9 Amendment)
e 62 patio homes planned for
Lot 17 |
e 110 Multi-family homes —
planned for Lot 8
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Site Plan characteristics: ) S ——— e
« 15.67 acres I
e 6.81 acres =100 TH lots
* 6,730 sf each
25 four-unit buildings
« Small private front
yard per unit e
 Building height: 30’
» 8.86 acre Tract A
e Clubhouse (2,347 sf)
 Internal streets /
access
o Ultility corridors
» Landscaping/open
space (300,000+ sf)
* 6.38 dwelling units / acre
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T8 Preliminary Site Plan
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Site Plan characteristics:
* 6.38 dwelling units / acre
4 parking spaces per unit (2
garage, 2 driveway)
* 62 guest parking

throughout development

including clubhouse

parking lot
Building setbacks from
Highland Meadows Parkway
between 58 feet and 126 feet
Trail connections through
site, to clubhouse, boardwalk
Future road connection
planned to lot to the south

= e
R o |
|

T JTHJ
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« Landscaping / open
space
(approximately 7
acres)

15+ landscape
buffer along
Highland Meadows
Parkway per
Highland Meadows
Golf Course
Development
Agreements
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 Building materials
» Horizontal and straight-edge shingle
siding
« Stone veneer wainscot
« Manufactured stone entries
« Composite shingles
 Architecture to complement other multi-
family buildings in the area
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 Building materials

» Horizontal and straight-edge shingle

siding
« Stone veneer wainscot

 Manufactured stone entries

« Composite shingles

 Architecture to complement other multi-

family buildings in the area
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Elevations

Front Elevation ont and Side Perspective
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Rear Elevation

Rear and Side Perspective
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The application is consistent with the following goals and objectives of the Comprehensive Plan:

Chapter 5b — Growth Framework

Goal:
Maintain the character of the community while accommodating future growth that is fiscally and environmentally
responsible.

Objectives:
Prioritize new growth in areas currently served by Town infrastructure and services.
Incentivize infill development to complete neighborhoods and leverage existing resources.

Chapter 5¢ — Residential Areas Framework

Goal:
Support diverse housing and residential neighborhoods to meet the needs of varying family sizes, lifestyles, and income
levels.

Objectives:
Foster a diversity of housing types and sizes through coordinated land use planning and zoning.



Recommendation

Staff recommends that the Planning Commission approve the preliminary site
plan as presented subject to all remaining Planning Commission and staff
comments shall be addressed on the final site plan.

Staff requests that the following be entered into the record:
» Application and supplemental materials

o Staff memorandum and supporting documents

« Recommendation
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MEMORANDUM

Date: February 6, 2019

To: Planning Commission

From: Millissa Berry, Senior Planner

Re: Determination of Off-street Parking Requirement in Accordance with
Section 16-10-30(7) of the Municipal Code - Highland Meadows Golf
Course 15" Filing — Vernazza Townhomes Clubhouse - Jon Turner,
Colorado 80 Land Holdings, LLC, owner; Jason Sherrill, Landmark
Homes, LLC, applicant; Mike Walker, TB Group, applicant’s
representative

Location: Northwest of intersection of Highland Meadows Parkway and
Crooked Stick Drive

Iltems #: C.7

Background / Discussion

The applicant, Mr. Jason Sherrill. Landmark Homes, LLC, has submitted a preliminary site plan for the
Vernazza Townhome development planned for the Highland Meadows Golf Course Fifteenth Filing. A
clubhouse and associated parking for the clubhouse are components of the site plan. The category of
“clubhouse” is not a specific use category in the Municipal Code parking standards section. Therefore,
applicant has requested a Planning Commission determination regarding parking requirements in
accordance with Section 16-10-30(a)(7) of the Municipal Code, which states:

Uses not enumerated. In any case where there is a question as to the parking requirements for a
use or where such requirements are not specifically enumerated, the Planning Commission shall
determine the appropriate application of the parking requirements to the specific situation.

The proposed clubhouse is 2,347 sf in area. Seventeen parking spaces are proposed immediately
adjacent to the clubhouse; two being ADA compliant spaces. In addition to the lot, there are 45 guest
parking spaces throughout the development and each unit has 4 private parking spaces. The
development to the north has 39 guest spaces in addition to the required parking per unit. A trail system
connects area residential units with the clubhouse. Additional parking can be found at the clubhouse and
tennis center across Highland Meadows Parkway to the east and in guest spaces in the development to
the northwest.

The amenity is open to the Highland Meadows Golf Course Subdivision residents. However, because the
amenity is provided for the residents in the immediate area, it is anticipated that many users of the
clubhouse will not need to drive and park at clubhouse. A trail system throughout the subdivision adds
additional alternative travel routes to the clubhouse and additional parking exists in the immediate area to
accommodate additional vehicle demand if necessary.

There are a few other clubhouses within Windsor. However, each of the different clubhouses have
different amounts of floor area as well as varying amounts of additional amenities, such as tennis courts
and golf courses, associated with the clubhouse. Therefore, a parking requirement applied for those
clubhouses is not directly transferrable to this situation. Applying the retail requirement of 1 space per 250



sf GLA, the parking requirement would result in a requirement of 10 spaces. The City of Greeley uses
parking standard for membership and health clubs at one space per 200 sf of GLA and if applied to the
subject clubhouse, would result in a requirement of 12 spaces. An indoor/outdoor recreational use listed
in the Greeley standards requires 1 space per 500 sf of floor area. The proposed 17 stalls is in excess of
these potential standards and with the majority of unexpected users being in close proximity of the
clubhouse, the proposed amount seems appropriate and acceptable for the use.

Relationship to Comprehensive Plan
Not applicable

Relationship to Strategic Plan
Not applicable

Notifications
Notifications are no required for parking determination.

Recommendation

In accordance with Section 16-10-30(a)(7) of the Municipal Code and the aforementioned justification,
staff recommends that the Planning Commission determine that the parking for the clubhouse is
adequate as proposed.

Attachments

Please attachments for 2-6-19 Planning Commission Agenda Item C.5 Preliminary Standard Site Plan —
Vernazza Townhomes — Highland Meadows Golf Course Subdivision 15" Filing

cc: Jon Turner, applicant
Jason Sherrill, applicant
Mike Walker, applicant’s representative

Page 2 of 2
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MEMORANDUM
Date: February 6, 2019
To: Planning Commission
From: Carlin Malone, Chief Planner
Re: Preliminary Major Subdivision — Windshire Park Subdivision 6"

Filing — Jeff Feneis, Loveland Housing Authority, on behalf of
Windsor Housing Authority, property owner/applicant; Jim Doyle, TB
Group, applicant’s representative

Location: West of 15" Street, north of Windshire Drive, and south of Guardian
Drive
Iltems #: C.8

Background / Discussion

The applicant, Mr. Jeff Feneis, Loveland Housing Authority, on behalf of Windsor Housing Authority, has
submitted a preliminary major subdivision plat, known as Windshire Park Subdivision 6" Filing. The
proposal is a replat of Windshire Park Subdivision 4t Filing (approved on July 24, 2017, for 57 townhome
lots).

The subject 8.5-acre subdivision is zoned Residential Mixed Use (RMU). The replatting would vacate the
existing townhome lots and private drives and reestablish lot lines and tracts to accommodate the senior
housing buildings and internal drives. The property is currently owned by Windsor Housing Authority and
once developed, will remain owned, operated, and maintained by WHA.

On September 10, 2018, the Town Board approved a resolution amending the Windshire Park Master
Plan, for the subject 8.5-acre property (Master Plan “Parcel E”), from multifamily residential use of 58
units to senior housing use of 123 units. The associated site plan of the project proposes 123 senior
apartment units with one two-story building centrally located and one-story cottage-style buildings along
the perimeter of the property (north, south, west). The number of proposed senior housing units for this
property is based on the sewer capacity available, which is equivalent to 58 standard multifamily
residential units. The property will be deed restricted for 123 senior housing units or 58 standard
multifamily units.

Preliminary Plat characteristics (please see project presentation for plat):

e 8.5 acres
o 4 lots for buildings, private drive and parking lot; one tract for drainage detention area and
landscaping
e Site Plan:

o Site plan: 14.47 dwelling units / acre

o 7 senior housing buildings — main building centrally located within the site and proposed for
two-stories, other buildings proposed for single-story and located along perimeter of property
to north, south and west.

The applicant held a neighborhood meeting on October 29, 2018, in accordance with Chapter 16, Article
XXXI of the Municipal Code. There were four neighbors in attendance. Please see the enclosed



neighborhood meeting notes for discussion topics. Prominent discussion points included the changes
between the previously approved townhome development plan and the current proposal, the cottage-style
one-story buildings proposed on the perimeter of the property, design of the buildings, the number of
units, type of housing, anticipated demographics of residents, and the phases of construction.

Relationship to Comprehensive Plan
The application is consistent with the following goals and objectives of the Comprehensive Plan:

Chapter 5b — Growth Framework
Goal: Maintain the character of the community while accommodating future growth that is fiscally
and environmentally responsible.
Objectives:

e Prioritize new growth in areas currently served by the Town infrastructure and services.

¢ Incentivize infill development to complete neighborhoods and leverage existing resources.

Chapter 5¢ — Residential Areas Framework
Goal: Support diverse housing and residential neighborhoods to meet the needs of varying family
sizes, lifestyles, and income levels.

Objectives:
o Foster a diversity of housing types and sizes through coordinated land use planning and
zoning.

e Support high density residential development near Downtown, commercial centers, and
mixed-use nodes.

Relationship to Strategic Plan

The application is consistent with the Strategic Plan, particularly promoting community and hometown
pride through sustainable, excellent and equitable delivery of services in a fiscally responsible manner;
safety, quality of life, infrastructure, vitality and small town feel.

Notifications

A neighborhood meeting was held on October 29, 2018. Notifications for this meeting were as follows:
e October 8, 2018 — affidavit of mailing to property owners within 300 feet
e October 12, 2018 — display ad published in Greeley Tribune
e October 17, 2018 — display ad published in Windsor Beacon

Recommendation

Staff recommends that the Planning Commission approve the preliminary major subdivision as presented
subject to all remaining Planning Commission and staff comments shall be addressed on the final major
subdivision plat.

Attachments

Application Materials
PowerPoint presentation
Neighborhood Meeting Summary

cc: Jeff Feneis, applicant
Jim Doyle, applicant’s representative

Page 2 of 2
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SITE PLAN NARRATIVE

Windshire Senior Housing Campus, Windsor Housing Authority,
Windsor, Colorado

This proposal is for the entitlement of an 8.5 acre parcel of land which is part of the
Windshire Park Subdivision Amended Master Plan known as Parcel E. The project site is
located west of Weld County Road 15 and approximately 2.5 miles north of Weld County
Road 68-1/2. Uses adjacent to the project site include Windshire single-family homes to
the north, and west. Agricultural land to the east and developed land to the south.

The existing zoning is RMU, residential mixed use. The project site will consist of 96
1-bedroom units and 27 2-bedroom units for a total of 123 units. 90 units are located
within the main two story building located closest to 15" Street. 33 units are
included in (4) 6-unit buildings and (1) 3-unit building located west and south of the
main building. 45% of the site is proposed to be landscaped and will include
amenities and patio areas for the residents of the Housing Campus. Pedestrian
circulation is via 5’ concrete walks throughout the project and a total of 179 parking
spaces are provided for parking. Traffic is not expected to be an issue due to the
proposed senior demographic. Seniors typically drive less and utilize mass
transportation more often than other population demographics.

The site will be accessed from the south and the north via connections from Weld County
Road 15. The south access point is proposed to line up with the development to the
south development. The north access point is centered to provide adequate spacing
from WCR 15. Utilities are proposed to tie into existing utilities in thevicinity.

SUBDIVISION

Vacation of Windshire Park 4th Filing (57 lots for townhomes) for Windshire Park 6th Filing (four
lots and one tract) for a senior housing complex.




WINDSHIRE PARK PRELIMINARY SUBDIVISON 6™ FILING
NEIGHBORHOOD MEETING SUMMARY

On October 29 at 6:00 p.m., the Windsor Housing Authority with consultants from Infusion
Architects and The Birdsall Group, held a neighborhood meeting at Windsor's Community
Recreation Center to present a proposal of an affordable senior housing complex consisting of
122 apartment units.

Plans and drawings were shown via slide show of the site plan, landscape plan, and
architectural building elevations. Building plans included 90 units in the two-story building and
33 in the one-story buildings around the perimeter of the property.

Four neighbors attended the meeting and WHA clarified that the units were for-rent, based on
income level, for seniors, including those with disabilities, and the complex would remain owned
and operated by WHA. WHA described the demographics for the proposed complex as similar
to those living in the existing WHA-owned and operated Century Ill apartments. The layout of
the complex was described, including the single-story cottages around the western boundary of
the property, the two-story building location, access/drives, parking, architecture, the proposed
phases for the development, and proposed type of construction (potentially modular) for
decreasing construction traffic and duration of construction. There was additional discussion
about the level of quality of today’s modular structure, including, how the structures are
developed and the quality of the architectural design. There were questions about the expected
timing of the development, timing of the two phases, and the difference between construction
times if the buildings were stick-built verses modular. The neighbors in attendance expressed
positive feedback toward the proposal.
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Preliminary Major
Subdivision

Windshire Park Subdivision
6th Filing

Carlin Malone, Chief Planner
Planning Commission February 6, 2019



Subdivision

Article 1V of Chapter 17 of the Municipal Code outlines the purpose and
procedures 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.



T8 Site Vicinity Map

N

WCF
00)

"?,I,O
£ PROJECT
LOCATION
z 7 2,
= w (&
L % K /
s )
| '”
(WCR 68 1/2) = : | N
18 “0 B
~ -

bW | IL\:l AN




O, Site

WINDSOR . e
Vicinity

Map

Windshire Parke6i Eling




Yy =

=8 Zoning Map

COLORADO

Site zoned RMVU
(Residential IviixedlUse)

Jacoby Rc




-~ A

COLORADO

WiNDSOR P re I imina ry — - GUﬁgg;gx?mEGuardian Drive | N l
Plat X

MEZIESIE WS 15
pited

Plat characteristics:

‘‘‘‘‘‘

- ~ 8.5 acres total o] e
* 4 |ots — buildings, private drlve " | A
parking areas, landscaping © - [ Z i
* one tract — drainage detention, . .. W Eg/
landscaping it | I =7 e
Ty b i | I
5 ™ [

Site Improvement / Site Plans: |

* 7 buildings; 123 senior housing units;
two-story bldg + one story bundlngs |

 14.47 units / acre N

«  45% landscaping . O e N T e Lo g

« 23% building coverage et — =t




-

WINDSOR

COLORADO

Site
Plan

T |

Mt L ww

Deita= 21715537 3 -
Rmdd0 DT L 16381 s i i ot
Dire 37543 13°E

| T e 28T S — GUARDIAN DRIVE

| """L--»... - EXISTING LIGHT _

i T EMERGENCY
8 '-”'-'T i o ALCESSESMT |
i

BUILDING [
2

201

-

5]
.

iTal == 1 EMCLOSURE
e = A T Ty S
\\_,:l—‘ f2i| ¢/ |enciosume
12, 1 o/

=1
I}
.l
—
1

HODO0E 781

¥
-

'ET »=31 NN JRERT-""NF
o

HC GSPACES

INTERIOR LOT
LINE T\"F‘

LOT 2
BUILDING AL .

s

15TH STREET

T —— -l —
T I2BP).CE.:H

S

LCIT 4
BUILDING 7

41 UTILITY DRANAGE -]
& EMERGENCY -
ACCESS ESMT

s




WINDSOR

COLORADO

Landscape
Plan

GUARDIAN DRIVE

-
L
i
=i

AD 1

BANDETONE £
HEE DETAL
TYREA BUILDING
ANBLIAL ;

FLANTHGE

15TH STREET

LD GOUNTY RO

13
= |
Al
4

.

-

PLANTER
BEE SHE

&
BHEETT)

GARDEM SHEL

DETAL OM E4l
L

CUTDOOR

(BEE DETAL ©
i

COMMLINITY @
AL

s

. PN




T8 Comprehensive Plan Conformance

Chapter 5b: Growth Framework

Goal: Maintain the character of the community while accommodating
future growth that is fiscally and environmentally responsible.

Objective:

* Prioritize new growth in areas currently served by Town
Infrastructure and services.



T8 Comprehensive Plan Conformance

Chapter 5c: Residential Areas Framework Plan

Goal: Support diverse housing and residential neighborhoods to meet
the needs of varying family sizes, lifestyles, and income levels.

Objectives:

 Foster a diversity of housing types and sizes through coordinated
land use planning and zoning.

« Support high density residential development near Downtown,
commercial centers, and mixed-use nodes.



T8 Comprehensive Plan Conformance

Relationship to Strategic Plan

The application is consistent with the Strategic Plan, particularly, Safe,
Well-Planned Community with Spirit and Pride.
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A neighborhood meeting was
held on October 29, 2018.

Notifications for this meeting

were as follows:

» October 8, 2018 - Affidavit of
mailing to property owners
within 300 feet
October 12, 2018 — published
ad in Greeley Tribune | R
October 17, 2018 — published |  =#Jacoby Road gy
ad in Windsor Beacon | i




Recommendation

Staff recommends that the Planning Commission approve the preliminary
major subdivision as presented subject to all remaining Planning Commission
and staff comments shall be addressed on the final major subdivision plat.

Staff requests that the following be entered into the record:
« Application and supplemental materials

« Staff memorandum and supporting documents

« Recommendation
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Sec. 17 Articles X and Xl. Design Standards and Required Improvements

1) General compliance with Comprehensive Plan: reservation of rights-of-way, utility easements,
open spaces for school and recreation areas

2) No undue burden on public utility systems and community facilities

3) Potential dangers to health or safety due to soil, subsoil and flooding are avoided; i.e. has proper
drainage, soils

4) Consideration given to the preservation of groves of trees, streams, unusually attractive
topography and other desirable natural landscape features

5) Alignment of street rights-of-way and utility and drainage easements and open spaces are
coordinated with adjoining subdivisions

6) Meets street design and construction standards: access, intersections, cul-de-sac length, paving
7) Meets zoning parameters: lot size, dimensions, adequate building sites
8) Meets landscaping standards

9) Meets utility system improvements: storm drainage, sanitary sewer, potable and nonpotable
water, underground electric power/other dry utilities, street lighting.
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MEMORANDUM

Date: February 6, 2019

To: Planning Commission

From: Millissa Berry, AICP, Senior Planner

Re: Site Plan Summary — Thornton Farm 24 Annexation — Avery

Subdivision — Avery Substation
Item: D.3.a

Please see the staff report and presentation for the Conditional Use Grant for the Public
Utility Installation including Transmission Lines and Substations also on the February 6,
2019 Planning Commission agenda for additional information on this site plan.

Site Plan Summary

Applicant: Public Service Company of Colorado
Applicant’s Representative: Derek Holscher

Business: Utility facility substation and transmission lines

Location: Thornton Farm 24 Annexation property NE of intersection of WCR 13 and WCR 76;

site north of intersection of WCR 76 and Brian Avenue

Subdivision / Lot-Block: Thornton Farm 24 Annexation; proposed for subdivision as Avery

Subdivision
Zoning: Residential Mixed Use, RMU
Adjacent Zoning: RMU, county zoning — low density residential and agricultural uses

Special Planning Area: no

Overall development characteristics:

e Lotarea
0 Thornton Farm 24 = 288 acres
0 Avery substation site = 10 acres
e 6-acre substation foot print
0 Ground equipment and transmission poles
e Maximum of 42 employees
Access drive from WCR 76 — approximately 800 feet in length
e Storm water detention area



e Landscape screen along southern portion of property

Facility development characteristics:

The substation contains a number of electrical components and related physical support
structures including:
o Dead-end structures and static masts (55 to 62 feet tall with extension poles up to 75
feet in height)
e Transformers, regulators, capacitors and other voltage modification devices
(between 15 and 35 feet in height)
Circuit protection and control devices
¢ High voltage cables
Transmission line towers (between 100 and 135 feet in height) spaced at a range of
700 feet to 1,200 feet apart
e 7’ chain link fence with 1’ of barbed wire

The ground equipment and transmission line towers would be grey with a dull surface to
reduce reflectivity.

Comment Period

The site plan will be reviewed and approved administratively by staff. However, if there are any
comments please forward them to the Director of Planning by February 22, 2019 either by email
or at a regular meeting under the communications section of the agenda.

Staff will consolidate any comments received and provide them in a memo to the Planning
Commission in the next meeting packet after the review deadline so that all members can
review all of the comments received for each site plan project.

Attachments

Site plan
Landscape plan
Facility elevations

Page 2 of 2
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Avery Substation and 230-kV Transmission Line
Detailed Narrative Description

Public Service Company of Colorado (PSCo) is proposing to build a new 230-kilovolt (kV) substation and
a transmission line. The transmission line will be approximately 2 miles in length, approximately 0.5
miles in The Town of Windsor, and originate from a tie-in to the Platte River Power Authority (PRPA)
230-kV Ault to Timberline transmission line. Figure 1 illustrates the location of the substation and
preferred transmission routing. The new transmission line will provide power to the Avery Substation
and will enable PSCo to build new distribution lines in the area to accommodate existing load and future
growth. A previous pre-application presentation was given to the Town’s Development Review
Committee on January 25, 2018.

PSCo reviewed multiple substation locations and alternative transmission line routes, and as the pre-
Project planning has progressed, PSCo has established a preferred substation location and transmission
route with minor variations. The preferred substation location and transmission route have been
selected after presenting various siting options to stakeholders and the surrounding landowners during
a public open house held near Timnath, Colorado in south-eastern Fort Collins, Colorado on August 24,
2016, and in consideration of public input gathered from 2016 to 2017.

PSCo has established a path for securing the substation site and has coordinated with landowners and
jurisdictions in order to identify the preferred transmission line route. Final engineering for the
substation and transmission line will be based on information gathered from the public, discussions and
authorizations with surrounding municipalities and Weld County, and internal engineering
requirements.

The preferred substation will be located just northeast of the Town of Timnath in Southeast % of Section
30, Township 7, Range 67 West. The acreage of the Avery substation will be approximately 10 acres in
size with approximately 6 acres fenced for the substation. Weld County Road 76 will be used to access
this site. There may be short periods of time when traffic would be halted on County Roads as needed to
allow construction vehicles to enter and exit the construction area. A Traffic Control Plan can be
provided to the Town once a contractor is awarded and a plan is put into place. No improvements to
roads in the Town of Windsor would be required. After construction, maintenance vehicles would access
the ROW for periodic inspections, maintenance, or emergency. The proposed transmission line will
connect to the existing PRPA line in Section 19 and continue south to connect with the proposed
substation in Section 30.

A formal landscape plan is not provided, as no landscaping is proposed at the substation site or along
the transmission line; the substation site is setback over 500’ from County Road 76 Areas disturbed
during construction of the Project may be reseeded in coordination with the landowners and their
current land use. The access points should not require architectural or landscape treatments beyond
restoring any disturbed land to its preconstruction condition.

There will be no method of water rights dedication as the facilities are unmanned and no utility services
are required for their operation, other than a communications line.



Sec. 16-7-50. - Standards and requirements for conditional use grants.

(a) Approval of a conditional use grant shall be based on the evaluation of such factors as the
following:

(1) The character and quality of the area in which the use will be located.

Response: The proposed transmission line route passes directly through agricultural land;
however, no pivot irrigation systems will be impacted. Agricultural land uses are on either side
of the proposed transmission line route. The transmission line route ends at the proposed Avery
substation, which is located in agricultural land as well. Residential subdivisions, Roth
Subdivision, and Northwest Estates are approximately 1,000 feet south and east of the proposed
Avery substation.

(2) The physical appearance of the use, including suitability of architectural and landscaping
treatment.

Response: The Avery Substation layout is still undergoing final design review; however, similar
substations typically contain a number of electrical components and related physical supporting
structures including: 1) dead-end structures and static masts; 2) voltage modification devices
called transformers, regulators, and capacitors; 3) circuit protection and control devices called
switches, relays, and circuit breakers; and 4) high voltage cables or rigid tubing typically referred
to as a bus, which carry electricity between components of the substation. The heart of all
substations is the transformer. The transformer and all other associated equipment are referred
to as a transformer bay. To accommodate the substation components, approximately 10 acres
would be graded and fenced. Typically, dead-end structure and static masts are approximately
55 to 62 feet tall. Typical busses are approximately 35 feet tall and electrical equipment
enclosures are generally no taller than 15 feet.

The proposed transmission line structures will consist of a single weathering steel or galvanized
steel pole configuration supporting six conductors and two static lines, which provide lightning
protection. The pole heights range from 100 feet to 135 feet and will be determined when the
design is finalized. These heights will provide the necessary ground clearance for the conductor
at mid-span. The color of the weathering steel pole is brownish rust. The galvanized steel poles
are grey. The conductor will be non-specular to reduce its reflectivity. Spans between the poles
generally range from 700 feet to 1,200 feet depending on topography. Preliminarily, 12
structures will make up the entire transmission portion of the project, but the final number of
poles will be determined during the final design of the Project.

The existing landscape is agricultural land. No change of landscape is proposed for the Project.
The proposed Project will be in an active agricultural area that will be maintained by the
property owners. The area around and between the poles can continue to be used for
agricultural purposes. Screening, landscaping and other buffering techniques would preclude
the opportunity for agricultural uses within the easement area. Areas disturbed during
construction of the Project will be reseeded in coordination with the landowners and their
current land use. Land occupied by the substation would be removed from agricultural use. No
landscaping is proposed for the substation site as it sits over 500 feet north of County Road 76,
approximately 800 feet from the closest resident to the south and approximately 1,160 feet
from the closest resident to the east. The substation yard perimeter fence will be 6 foot chain
link fence with 3 strands of barb wire at the top making the fence a total height of 8 feet.



(3) Appropriate location of the building or buildings on the lot.

Response: PSCo has worked very closely with the landowner, City of Thornton, on the
placement of the substation on the overall parcel. Several factors were considered including
current uses and future plans/developments. PSCo continues to work with the City of
Thornton on a Purchase and Sale Agreement, which is contingent on receiving land use
permit approvals.

(4) Adequate provision of parking, loading and circulation facilities.
Response: There are no parking, loading or circulation facilities required for the Project.

(5) Potential effect of the use upon off-site vehicular and pedestrian traffic circulation, with
particular reference to potential traffic congestion.

Response: There are no anticipated effects. Operation of the Project is 24 hours per day, 365
days a year. The substation will not be manned on a continual basis. After construction,
employees will only visit the site once a month to conduct maintenance, inspections and other
operational requirements. There will never be over two employees visiting the site at a time
unless there is an emergency or upgrades and or improvements are required.

(6) Potential effect of the use on storm drainage in the area.

Response: Construction of the transmission line portion would not create runoff in excess of
previous site levels and would not change existing topography or adversely affect drainage.
There would be no alteration in the pattern or intensity of surface drainage as a result of
construction or operation of the transmission line. Construction of the substation portion
would create minimal runoff in excess of previous site levels, would have minor changes to the
existing topography and will not adversely affect drainage. There would be no alteration in the
pattern or intensity of surface drainage as a result of construction or operation of the
substation; PSCo will coordinate with the Town engineer and will incorporate drainage facilities
at the substation site as they see fit. PSCo would comply with permit application requirements
and would follow Town construction protocol to ensure that the Project does not impact water
quality. Also, prior to construction, a Storm Water Permit for Construction Activities would be
acquired from the Colorado Department of Public Health and Environment.

(7) Adequacy of planting screens where necessary.

Response: The existing landscape is agricultural land. No change of landscape is proposed for
the Project. The proposed Project will be in an active agricultural area that will be maintained by
the property owners. The area around and between the poles can continue to be used for
agricultural purposes. Screening, landscaping and other buffering techniques would preclude
the opportunity for agricultural uses within the easement area. Areas disturbed during
construction of the Project will be reseeded in coordination with the landowners and their
current land use. Land occupied by the substation would be removed from agricultural use. No
landscaping is proposed for the substation site as it sits over 500 feet north of County Road 76,
approximately 800 feet from the closest resident to the south and approximately 1,160 feet
from the closest resident to the east. The substation yard perimeter fence will be 6 foot chain
link fence with 3 strands of barb wire at the top making the fence a total height of 8 feet.



(8) Provision of operational controls where necessary to avoid hazardous conditions or
eliminate potential air or water pollutants or other noxious influences.

Response: Enclosed containment would be provided for all trash. All construction waste,
including trash and litter, garbage, other solid waste, petroleum products, and other potentially
hazardous materials would be removed from the site and transported to a disposal facility
authorized to accept such materials. There would be no significant amount of hazardous
materials stored in the Project area.

Construction, operation, and maintenance activities would comply with all applicable federal,
state, and local laws and regulations regarding the use of hazardous substances. The only
hazardous chemicals expected to be used on-site are those found in diesel fuel, gasoline,
coolant (ethylene glycol), and lubricants in machinery. Hazardous materials would not be
drained onto the ground or into streams or drainage areas. In its contract with the construction
contractor, PSCo would specify that it will hold a required pre-construction meeting with the
contractor to ensure all applicable laws and PSCo’s procedures would be followed.

Although the transmission line and substation would be inspected regularly, emergencies may
occur. If there were an issue, appropriate field crews and engineering personnel would be
notified by telephone or radio and they would undertake the required procedures to correct the
problem and restore facilities to normal operations.

(9) The general compatibility of the proposed use with the area in which it is to be located.

Response: This Project would be compatible with the existing surrounding land uses. Public
utility facilities, such substations and transmission lines, are a conditional use within the
applicable Zone District (Residential Mixed Use). This use is consistent with and supportive of
the future development of the surrounding area as permitted by the existing zoning.

(b) Conformity with regulations. Except as may be specifically otherwise provided, any conditional
use shall conform to the lot size, building location, building size, open space and height limitation
regulations of the district in which it is located.

Response: The Project conforms to the lot size, building location, building size, open space and
height limitations for the Residential Mixed Use zoning district as outlined in Section 16-24-40 of the
Town of Windsor Municipal Code.

(c) Accessory uses. Uses and structures accessory to a principal conditional use shall be subject to
appropriate regulations in the same manner as herein set forth for the principal conditional use.
Response: Noted. The only accessory use associated with the Project would be the chain link fence
that is installed around the perimeter of the substation for security purposes.





















EXHIBITF

DEPICTION OF LARGER PARCEL, THE PROPERTY AND EASEMENTS
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