
PLANNING COMMISSION REGULAR MEETING
March 5, 2025 - 7:00 PM

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

To view Planning Commission meeting broadcasts, visit 
www.windsorgov.com/MeetingsOnDemand.

AGENDA
  
A. CALL TO ORDER

  1. Roll Call

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

Consideration

  

3. 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. 
Written comments are welcome and should be given to the Town Clerk prior to the start of the 
meeting.
 
The Planning Commission will not respond to any questions or comments made by the public 
during this section of the meeting, though it will take all input under advisement. If requesting a 
response from the Town, please leave your contact information with the Town Clerk. The Town 
Manager or other appropriate staff member will reach out after the meeting to address specific 
questions or concerns when appropriate.

B. CONSENT CALENDAR

  
1. Approval of the February 5, 2025, Planning Commission Regular Meeting Minutes - L. 

Richardson, Assistant Town Clerk

C. BOARD ACTION

  

1. Public Hearing – Applicant request to amend the Town Comprehensive Plan Land Use Map 
land use designation from General Commercial to Mixed Residential for an area within 
Village East Subdivision 8th, 12th and 13th Filings - Larry Buckendorf, owner representative 
for Village East Commercial Holdings, LLC; and Morgan Kidder, applicant representative, 
Journey Homes, LLC

• Legislative action
• Staff presentation: Carlin Malone, Chief Planner

  

2. Recommendation to Town Board – Applicant request to amend the Town Comprehensive 
Plan Land Use Map land use designation from General Commercial to Mixed Residential 
within Village East Subdivision 8th, 12th and 13th Filings - Larry Buckendorf, owner 
representative for Village East Commercial Holdings, LLC; and Morgan Kidder, applicant 
representative, Journey Homes, LLC
• Legislative action
• Staff presentation: Carlin Malone, Chief Planner

Page 1 of 125

https://www.windsorgov.com/MeetingsOnDemand


  

3. Public Hearing – Applicant request to amend the Town Comprehensive Plan Land Use Map 
land use designation from Commercial Mixed-Use to Medium Density Residential for an area 
within Trautman Subdivision 4th Filing, Lot 1 - John Mehl, owner representative, Timberline 
Church; Larry Buckendorf, applicant, Ravina Investments LLC; Morgan Kidder, applicant 
representative, Journey Homes, LLC

• Legislative action
• Staff presentation: Sandra Mezzetti, Senior Planner

  

4. Recommendation to Town Board – Applicant request to amend the Town Comprehensive 
Plan Land Use Map land use designation from Commercial Mixed-Use to Medium Density 
Residential for an area within Trautman Subdivision 4th Filing, Lot 1 - John Mehl, owner 
representative, Timberline Church; Larry Buckendorf, applicant, Ravina Investments LLC; 
Morgan Kidder, applicant representative, Journey Homes, LLC

• Legislative action
• Staff presentation: Sandra Mezzetti, Senior Planner

D. COMMUNICATIONS

  1. Communications from Planning Commission

  2. Communications from Town Board Liaison

  3. Communications from Staff

E. ADJOURN

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.
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MEMORANDUM 

 

 
Date: March 5, 2025 
To: Planning Commission 
From: 

 

Re: Approval of the February 5, 2025, Planning Commission Regular Meeting Minutes - L. 
Richardson, Assistant Town Clerk 

Item #: B.1. 
 
Background / Discussion: 
 
 
Financial Impact: 
 
 
Relationship to Strategic Plan: 
 
 
Recommendation: 
 
 
CC: 
 
 
Attachments: 
1. 02.05.25 PC Draft Minutes 
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Planning Commission Regular Meeting 
February 5, 2025 - 7:00 PM 

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

To view Planning Commission meeting broadcasts, visit 
www.windsorgov.com/MeetingsOnDemand. 

 

MINUTES 
  

A. CALL TO ORDER 
Chairman Reddick called the meeting to order at 7:00 p.m.  

 

   

1. Roll Call 
 Present: 

 
 
 
 
 
 
 
Absent: 

Chairman Reddick 
Vice-Chair Nader 
Nathan Kinney 
David Hassard 
Ben Kirch 
Jordan Spight 
John Neal 
 
Ben Kirch 
  

Also Present: Town Board Liaison Hallett 
Scott Ballstadt, Planning Director 
Kim Mihm, Deputy Town Attorney 
Carlin Malone, Chief Planner 
Sandra Mezzetti, Senior Planner 
Kyra Mckinley, Visual Media Coordinator 
Laura Richardson, Assistant Town Clerk 

 

 

   

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

 Planning Commissioner Nader moved to approve the agenda as presented, Planning 
Commissioner Hassard seconded the motion. Roll call on the vote resulted as follows; 
Yeas - Timothy Reddick, David Hassard, Maxwell Nader, Jordan Spight, John Neal, 
Nathan Kinney; Nays - None; Motion Passed. 

 

   
3. Public Invited to be Heard 
 Chairman Reddick opened the meeting up for public comment on any non-agenda item, to 

which there were none. 
 

B. CONSENT CALENDAR  
 

   

1. Approval of the November 20, 2024, Planning Commission Regular Meeting Minutes - L. 
Richardson, Assistant Town Clerk 

 Planning Commissioner Nader moved to approve the consent calendar as presented, 
Planning Commissioner Neal seconded the motion. Roll call on the vote resulted as 
follows; Yeas - Timothy Reddick, David Hassard, Maxwell Nader, Jordan Spight, John 
Neal, Nathan Kinney; Nays - None; Motion Passed. 
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Jason Hallett, Town Board Liaison, gave a statement to the Commission. 
    
"Mr. Chair, for the record, I would like to disclose that I am a sitting member of the Town 
Board and that I am here in my capacity as a nonvoting liaison to the Planning Commission. 
Although I will be present during all public hearings tonight, I will not be giving my opinion or 
participating in any of the discussions. I will not let tonight’s proceedings influence or affect 
my review of these matters when they come before the Town Board. I will make my decision 
at the Town Board level based only on the evidence presented during the Town Board public 
hearings." 

 

C. BOARD ACTION  
 

   

1. Public Hearing - Request to Rezone 1.06 acres within Raindance Subdivision 21st Filing, 
Tract A, from SF-1 (Single Family Residential) to ER (Estate Residential) - Garrott Scallon, 
The Water Valley Company, property owner representative; Martin Lind, Raindance Aquatic 
Investments LLC, owner. 

  
Executive Summary 
The applicant’s representative, Mr. Garrett Scallon, of The Water Valley Company, has 
submitted an application on behalf of Martin Lind, Raindance Aquatic Investments LLC, to 
rezone 1.06 acres from SF-1 (Single Family Residential) to ER (Estate Residential) within a 
5.71-acre parcel of land known as Raindance Subdivision 21st Filing, Tract A.  The subject 
property is located at 31013 County Road 64, approximately a ½ mile north of New Liberty 
Road and approximately a ½ mile west of 7th Street, near the northeast corner of Raindance 
National Golf Course. The parcel is currently split-zoned SF-1 and ER, and the proposed 
rezone will rectify the condition with ER zone district for the entire parcel.  The existing use is 
a golf course maintenance building, and golf course is a permitted use in the ER zone 
district.   
Malone, Chief Planner, presented to the Planning Commission. 
 
Chairman Reddick opened the meeting up for public comment, to which there were none.  
 
Chairman Reddick opened the meeting up for Planning Commission comments and 
questions, to which there were none.  
 
Chairman Reddick closed the public hearing.  

 

   

2. Recommendation to Town Board - Request to Rezone 1.06 acres within Raindance 
Subdivision 21st Filing, Tract A, from SF-1 (Single Family Residential) to ER (Estate 
Residential) - Garrott Scallon, The Water Valley Company, property owner representative; 
Martin Lind, Raindance Aquatic Investments LLC, owner. 

 Please refer to public hearing item materials. 
 
Planning Commissioner Nader moved to forward a recommendation of approval to the 
Town Board for the Request to Rezone 1.03 acres within Raindance Subdivision 21st 
Filing, Tract A, from SF-1 to ER, Planning Commissioner Hassard seconded the 
motion. Roll call on the vote resulted as follows; Yeas - Timothy Reddick, David 
Hassard, Maxwell Nader, Jordan Spight, John Neal, Nathan Kinney; Nays - None; 
Motion Passed. 
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3. Public Hearing - Request to Remove a PUD (Planned Unit Development) Zoning Overlay 
from a RMU-2 (Residential Mixed Use-2) Zone District - Overland 368- Chad Ellington, 
applicant, Peak Development Group; and Shelley LaMastra, applicant's representative, RVi 
Planning + Landscaping 

 Executive Summary 
The applicant’s representative, Ms. Shelley LaMastra of RVi Planning + Landscaping, has 
submitted an application on behalf of Peak Development Group, represented by Mr. Chad 
Ellington, to rezone approximately 173 acres known as Overland 368 annexation.  The 
subject property is located west of State Highway 257, east of 15th Street, and north of the 
Great Western Railway in the Town of Windsor. In addition, the applicant’s representative 
has submitted an application for a master plan amendment, which is being processed 
concurrently with the rezoning application. 
  
The rezone application has been reviewed in accordance with Article II of Chapter 14 of the 
Municipal Code, specifically Sec. 14-2-70, which outlines the review criteria for a rezoning 
application. The  rezoning application complies with the following criteria outlined in the 
Municipal Code: 

• The proposal complies with the Comprehensive Plan’s goals and policies. 
• The development does not result in undue or unnecessary burdens on existing 

infrastructure.   
• The density is consistent with the zoning district (RMU-2), the Comprehensive Plan 

Land Use Plan, and applicable utility capacity studies. 
• The proposal is accompanied by a master plan that demonstrates compatibility with 

adjacent uses to the north, Tacincala Subdivision Filings 1 & 2, single-family 
detached, attached, and cottage homes (under construction), south, Trevenna 
Subdivision, single-family detached and attached dwelling units (under construction), 
and to the west, Windshire Subdivision, single-family detached dwelling units and 
apartments adjacent to 15th Street. The proposal is directly east of the Town’s Public 
Services campus and the new north town campus. The master plan provides a 
commercial element anticipated to serve those who utilize the public works campus 
and the new town campus, which includes the new Windsor Police Department, the 
new Weld RE-4 middle school, and a future town park. 

• The proposal serves a community need or amenity that was not considered at the 
time of the initial zoning of the property.  

  
Sandra Mezzetti, Senior Planner, and Shelley LaMastra, applicant's representative, 
presented to the Planning Commission.  
 
Chairman Reddick opened the meeting up for public comment, to which there was none.  
 
Chairman Reddick opened the meeting up for Planning Commission comments and 
questions. Commissioner Neal asked about the estimated increase in Windsor residents, to 
which Shelley LaMastra, applicant's representative, responded. Commissioner Hassard 
asked questions regarding zoning, to which Sandra Mezzetti, Senior Planner, answered. 
 
Chairman Reddick closed the public hearing. 
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4. Recommendation to Town Board - Request to Remove a PUD (Planned Unit Development) 
Zoning Overlay from a RMU-2 (Residential Mixed Use-2) Zone District - Overland 368 - Chad 
Ellington, applicant, Peak Development Group; and Shelly LaMastra, applicant's 
representative, RVi Planning + Landscaping 

 Please refer to the information included with the rezoning public hearing item. 
 
Planning Commissioner Nader moved to forward a recommendation of approval to the 
Town Board to request to remove the PUD Zoning Overlay from a RMU-2 Zone District. 
Planning Commissioner Hassard seconded the motion. Roll call on the vote resulted 
as follows; Yeas - Timothy Reddick, David Hassard, Maxwell Nader, Jordan Spight, 
John Neal, Nathan Kinney; Nays - None; Motion Passed. 

  
 

   

5. Public Hearing - Overland 368 Master Plan Amendment - Chad Ellington, applicant, Peak 
Development Group; Shelley LaMastra, applicant's representative, RVi Planning + 
Landscaping 

 Executive Summary 
The applicant’s representative, Ms. Shelley LaMastra of RVi Planning + Landscaping, has 
submitted an application on behalf of Peak Development Group, represented by Mr. Chad 
Ellington, the applicant’s representative, has submitted an application for a master plan 
amendment. The subject property is located west of State Highway 257, east of 15th Street, 
and north of the Great Western Railway in the Town of Windsor.  
  
The master plan application has been reviewed in accordance with Article II of Chapter 14 of 
the Municipal Code, specifically Sec. 14-2-40, which outlines the review criteria for a master 
plan. The master plan amendment application complies with the following criteria outlined in 
the Municipal Code: 

• The proposal complies with the Comprehensive Plan’s goals and policies, the 
municipal code, and all other applicable adopted plans and polices. 

• The development does not result in undue or unnecessary burdens on existing 
infrastructure and public improvements.   

• The density is consistent with the zoning district (RMU-2), the Comprehensive Plan 
Land Use Plan, and applicable utility capacity studies. 

• Transportation improvements are consistent with the Town’s Roadway Improvement 
Plan, Subdivision Street Standards, the Town Design Criteria and construction 
specifications, Transportation Master Plan, Trail System Master Plan, and the 
Complete Streets Guide. 

• Provision for utilities to serve the property shall be in accordance with Design Criteria 
& Construction Specifications and any other utility provider requirements. 

• The proposal demonstrates compatibility with adjacent uses to the north, Tacincala 
Subdivision Filings 1 & 2, single-family detached, attached, and cottage homes 
(under construction), south, Trevenna Subdivision, single-family detached and 
attached dwelling units (under construction), and to the west, Windshire Subdivision, 
single-family detached dwelling units and apartments adjacent to 15th Street. The 
proposal is directly east of the Town’s Public Services campus and the new north 
town campus. The master plan provides a commercial element, anticipated to serve 
those who utilize the public works campus, and the new town campus, which includes 
the new Windsor Police Department, the new Weld RE-4 middle school, and a future 
town park. 
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Sandra Mezzetti, Senior Planner, presented to the Planning Commission.  
 
Chairman Reddick opened the meeting up for public comment, to which there were none.  
 
Chairman Reddick opened the meeting up for Planning Commission comments and 
questions. Commissioner Hassard asked about road development and guest parking, to 
which Sandra Mezzetti, Senior Planner, Shelley LaMastra, applicant's representative, and 
Kim Mihm, Deputy Town Attorney, answered.  Commissioner Neal asked about the irrigation 
water source, to which Chad Ellington, applicant, answered. 
 
Chairman Reddick closed the public hearing. 

 

   

6. Recommendation to Town Board - Overland 368 Master Plan Amendment - Chad Ellington, 
applicant, Peak Development Group; Shelley LaMastra, applicant's representative, RVi 
Planning + Landscaping 

 Please refer to the information included with the master plan amendment public hearing item.  
 
Planning Commissioner Nader moved to forward a recommendation of approval to the 
Town Board for the Overland 368 Master Plan Amendment. Planning Commissioner 
Neal seconded the motion. Roll call on the vote resulted as follows; Yeas - Timothy 
Reddick, David Hassard, Maxwell Nader, Jordan Spight, John Neal, Nathan Kinney; 
Nays - None; Motion Passed. 

 

D. COMMUNICATIONS  
 

   
1. Communications from Planning Commission 
 Chairman Reddick advised that he will be on vacation in March, however, it will not overlap 

any Planning Commission Meetings.  
 

   
2. Communications from Town Board Liaison 
 Town Board Liaison Hallett updated the Planning Commission on the newly acquired open 

space, the remodeling of the Chimney Park Pool and the Special Election.   
 

   

3. Communications from Staff 
 Scott Ballstadt, Director of Planning, reminded the Planning Commission about the February 

10, 2025, work session with the Town Board and about the APA National Conference in 
Denver happening March 29, 2025, through April 1, 2025.  

 

E. ADJOURN 
Upon a motion duly made, the meeting was adjourned at 7:56 p.m. 

 

 
 
__________________________ 
Laura Richardson, Assistant Town Clerk  
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MEMORANDUM 

 

 
Date: March 5, 2025 
To: Planning Commission 
From: Carlin Malone, Chief Planner 
Re: Public Hearing – Applicant request to amend the Town Comprehensive Plan Land Use Map land 

use designation from General Commercial to Mixed Residential for an area within Village East 
Subdivision 8th, 12th and 13th Filings - Larry Buckendorf, owner representative for Village East 
Commercial Holdings, LLC; and Morgan Kidder, applicant representative, Journey Homes, LLC  

Item #: C.1. 
 
Background / Discussion: 
Executive Summary 
The applicant’s representative, Mr. Morgan Kidder of Journey Homes, LLC, has submitted an 
application on behalf of the property owner, Village East Commercial Holdings, LLC, for a Town of 
Windsor 2024 Comprehensive Land Use Map Amendment (LUMA) for an area approximately 440 feet 
(.08 miles) north of State Highway 392, west of (and including) Weld County Road 21. The area 
included is north and south of Greenville Way, also known as a portion of the Village East 8th Filing, 
Village East 12th and 13th Filing.  The applicant requests the amendment for the purpose of 
proceeding with an application to rezone their properties in this area from GC (General Commercial) to 
RMU-1 (Residential Mixed Use-One) and a site plan for multifamily residential, as described within the 
applicant's narrative.    
 
The project proposes a Comprehensive Plan Land Use Map Amendment (LUMA) to change the land 
use designation of approximately eight acres of General Commercial to Mixed Residential.  
 
The application has been reviewed in accordance with Article II of Chapter 14 of the Municipal Code, 
which outlines the purpose, procedure, and criteria for a Land Use Map Amendment:  
 
1.  Conformance with the goals and policies, as outlined in the Comprehensive Plan  
2.  Compatibility with Existing and Planned Land Uses 
3.  Minimizing Detrimental Impacts to Existing or Planned Transportation System 
4.  Adequacy of Existing or Planned Service Capabilities (sanitary sewer, water, etc.) 
 
The Town’s 2024 Comprehensive Plan establishes goals and policies advocating for the preservation 
of commercial land use designations to ensure that current residents receive the necessary services. 
In 2024, the Town Board reviewed an economic analysis from the Economic Development Department 
that revealed the Town’s 15-year-long trend of converting commercial land to residential use could 
significantly undermine the Town’s fiscal health. This practice, carried out without accounting for long-
term fiscal impacts, as well as impacts on utilities and infrastructure, would disrupt the Comprehensive 
Plan’s goals and policies balance between residential and commercial uses, which are essential for a 
thriving community. 
 
Considering the recent adoption of the 2024 Comprehensive Plan, which carefully considered the land 
use designations within the Land Use Plan and the financial impacts and utility considerations (water 
and sewer) to the Town, in addition to the Town Board’s policy, adopted in Resolution 2024-31, 
discouraging such conversion, staff recommends that the Planning Commission refrain from amending 
the Town’s 2024 Comprehensive Plan as requested. 
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Background 
Over the past two decades, the industrial land area was eliminated from the master plan (Eastbrook 
Annex 1, 2, & 3 Master Plan), as well as most of the commercial area.  Over time, the commercial 
component was reduced significantly. At one time, there was as much as 25.6 acres of commercial. 
Today, there are four developable acres remaining, noting that there are some legitimate reasons 
behind the reduction of some of the developable areas related to the John Law Ditch, 
floodplain/floodway constraints, and access. The current proposal eliminates the remaining 
neighborhood commercial from the area.    
 
Below is the timeline detailing the annexation, zoning, master plan, platting and site-specific plans for 
the area: 
 
2004 – Eastbrook Annexation No. 2 annexed and zoned 49.57 acres of RMU (Residential Mixed Use); 
a 126-acre master plan (Eastbrook Annexation 1 & 2) included 16.37 acres of commercial in the 
subject area. The master plan also included 52 acres of residential (324 units), 28 acres of open 
space/park.   
2008 – Eastbrook Annexation No. One, Two and Three Master Plan was modified to include 45.26 
acres of commercial and industrial, with 30 residential units.  
2009 – Rezone to 28.1 acres I-L (Limited Industrial), 25.6 acres of GC (General Commercial), and 12.1 
acres of Single-Family Attached (SF-2). 
2018 –  Rezoned to RMU (Residential Mixed Use) under a LUMA.  
           - The I-L designation was eliminated, along with 17.6 acres of commercial, and reduced most of 
the open space designation.  As a result, only eight commercial acres remain – with just 4.08 acres 
developable. The conceptual plan for the area illustrated “Neighborhood Commercial”.   

  
 
2021 – Village East Subdivision 8th Filing was platted for single-family residential lots (133 homes), 
future multifamily tracts (completed/built), and commercial; and land purchased by Village East II 
Investments, LLC (now Village East Commercial, LLC).  
2022-2023 – Village East Subdivision 10th and 11th Filings platted, site planned, and 96 apartments 
constructed.  
2023 – Village East Subdivision 12th and 13th Filings platted, site plan, and development agreement 
approved for neighborhood commercial.  
2024 - On April 22, 2024, the Windsor Town Board passed Resolution 2024-31 discouraging the 
conversion of General Commercial (GC) land to residential zoned land. 
 
Future economic growth in Windsor is promising as new economic sectors emerge that can diversify 
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and strengthen the Town’s economy. It is important for the Town to maintain and absorb growth while 
retaining a close-knit community, quality amenities, and a high level of service. Therefore, the Town 
Board unanimously approved Resolution No. 2024-31, on April 22, 2024, A Resolution Creating a 
Policy Discouraging the Conversion of Commercially Designated Real Estate to Residentially 
Designated Real Estate.  
 
Comprehensive Plan Amendments 
The Town’s Comprehensive Plan is a tool for guiding long-range planning decisions for the benefit of 
existing and future residents.  The Town’s Comprehensive Plan states that the Planning Commission 
shall consider the following criteria regarding the approval or rejection of any proposed amendment to 
the Plan: 
a.    Conformance with the goals and policies outlined in the Comprehensive Plan 
b.    Compatibility with Existing and Planned Land Uses 
c.    Minimizing Detrimental Impacts to Existing or Planned Transportation System 
d.    Adequacy of Existing or Planned Service Capabilities (sanitary sewer, water, etc.) 
 
The applicant's narrative attempting to justify the subject request with the goals and policies outlined in 
the Comprehensive Plan does not satisfy the required criteria.  The applicant contends that the 
conversion of four acres (eight acres in total) to residential is insignificant considering the Town has 
2,000 remaining acres of commercially designated land.  The applicant's narrative contends that if not 
developed for residential, the site will remain vacant due to current lack of interest, poor visibility, and 
an inadequate amount of traffic to support commercial uses.  
 
a.    Conformance with the goals and policies outlined in the Comprehensive Plan 
The applicant's narrative states that the conversion to residential is compatible with the surrounding 
use of residential. While a mix of residential uses in a neighborhood is consistent with the 
Comprehensive Plan goals and policies, there is currently a mix of residential in the neighborhood. The 
conversion of commercially designated area to residentially designated area would not allow for 
neighborhood services in close proximity to the existing neighborhood residents, which was the intent 
of preserving the neighborhood commercial in the master plan. 
 
Ninety-six proposed apartments and 133 single-family homes are located immediately north and west 
of the property, the overall neighborhood with hundreds more units. The nearest commercial services 
are located south of SH 392 and east of SH 257. 

 
 
Chapter 5 
Growth and Regional Collaboration 
Goal 1 - Manage new development to be fiscally responsible and environmentally sensitive. 
Policy 1: When existing infrastructure can support development, prioritize new development, 
redevelopment, and infill to leverage existing resources. 
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Staff Comment:  The area has existing infrastructure.  Neighborhood commercial is fiscally responsible 
by providing opportunities for increased tax revenue, jobs, and services in proximity to an existing 
neighborhood, and encouraging trip reduction.  
 
Policy 5: Proposed Map amendments should be accompanied by a professional prepared cost benefit 
analysis of proposed increased residential density, illustrating the long-term impacts of infrastructure 
maintenance and the provision of services versus tax revenue generation. 
Staff Comment: The applicant did not submit an analysis; however, it is known that reducing 
commercially designated land in the Town’s Comprehensive Plan will result in less tax-generating 
property within the Town. Converting commercially designated land to residentially designated land 
would permanently eliminate potential revenue from commercial uses. Future conversion back to 
commercial use would be impractical once residential development is established.  
 
The Windsor-Severance IGA (Intergovernmental Agreement) includes revenue sharing; therefore, the 
conversion from commercial to residential would result in less revenue for both communities. 
 
Windsor boasts ample options for residential development, making it imperative to safeguard the 
limited commercial land available. Preserving these commercial zones, particularly along the Town’s 
Main Street corridor is vital, as this area represents crucial revenue-generating opportunities for the 
town. 
 
Community Facilities & Infrastructure 
Goal 3 - Maximize sustainability and fiscal responsibility of community services and 
utilities. 
Policy 4: Encourage compact and clustered developments to maximize utility and infrastructure 
investments. 
Staff Comment: Water and sewer capacity analyses would be required to determine if the Town will 
have adequate capacity to serve.  
 
Although residential development would generate property tax revenue, it would not be sufficient to 
offset the long-term infrastructure maintenance costs the Town would bear in perpetuity. 
 
b.    Compatibility with Existing and Planned Land Uses 
The proposed land use, Mixed Residential, is compatible with other existing residential land uses; 
however, inconsistent with the planned use of neighborhood commercial, specifically, the current 
designation of General Commercial. Commercial was intended to offer the neighborhood services in 
close proximity.  
 
c.    Minimizing Detrimental Impacts on Existing or Planned Transportation Systems 
The area under consideration, approximately eight acres, with four acres developable, would have 
similar traffic patterns to the existing traffic flow. With the recent development of Village East 
Subdivision 8th, 9th, 10th and 11th Filings, WCR 21 was improved/widened, and Greenville Way was 
recently built to the ultimate road section. A traffic signal at the intersection of WCR 21 and SH 392 is 
planned.  
 
It is not anticipated that residential within the subject area would contribute negatively to traffic flow, 
volume, or the existing street infrastructure.  
 
d.    Adequacy of Existing or Planned Service Capabilities (sanitary sewer, water, etc.) 
Residential development in this area raises concerns about sewer capacity, as it has a greater impact 
on the system than commercial use. Water and sewer capacity analyses would be required to 
determine if the Town will have adequate capacity to serve. 
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The existing non-potable water system was designed to serve the previously approved neighborhood 
commercial site plan. If the land use designation changes from commercial to residential, additional 
study would be required to assess the system's capacity for a proposed multifamily residential project. 
 
Notifications 
As required by the Municipal Code for a land use map amendment application, public notice occurred 
not less than fifteen days prior to the public hearing. 
 
Notifications for this public hearing were completed in accordance with the Municipal Code as follows: 
•    February 16, 2025 – Legal ad published in the Greeley Tribune newspaper. 
•    February 18, 2025 - Signs posted on the property  
•    February 18, 2025 - Affidavit of mailing to property owners within 500 feet  
•    February 18, 2025 – Notice posted to Town’s website  
 
  
 
Financial Impact: 
Converting commercially designated area to residentially designated area would permanently eliminate 
potential revenue from commercial uses. Future conversion back to commercial use would be 
impractical once residential development is established. Although residential development would 
generate property tax revenue, it would not be sufficient to offset the long-term infrastructure 
maintenance costs the Town would bear in perpetuity.  
 
Preserving commercial areas, particularly along the Town’s Main Street corridor, is vital for protecting 
revenue-generating opportunities for the Town. 
 
 
  
 
Relationship to Strategic Plan: 
The application is consistent with the Strategic Plan Mission Statement:   
The Town of Windsor promotes community and hometown pride through sustainable, excellent, and 
equitable delivery of services in a fiscally responsible manner. 
 
The application is inconsistent with the following: 
•    Vibrant and Healthy Economy 

      Goal 3.3: Promote business diversification to attract balanced commercial development that will 
sustain the future of Windsor.  

 
Recommendation: 
Considering the recent adoption of the 2024 Comprehensive Plan, which carefully considered the land 
use designations within the Land Use Plan and the financial impacts and utility considerations (water 
and sewer) to the Town, in addition to the Town Board’s policy, adopted in Resolution 2024-31, 
discouraging such conversion, staff recommends that the Planning Commission refrain from 
amending the Town’s 2024 Comprehensive Plan as requested and forward this recommendation 
to Town Board.  
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CC: 
 
 
Attachments: 
1. Village East LUMA - Community Development Comments 
2. Staff Powerpoint - LUMA  
3. 3.25.24 Town Board Memo - Available Commercial Land 
4. Resolution No. 2024-31 - Creating a Policy Discouraging Commercial to Residential 
5. Village East LUMA - Applicant Narrative 
6. Village East LUMA - Applicant Exhibit 
7. Village East LUMA - Applicant Response Letter 
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RE:   Community Development Comments:  
Village East Subdivision Conversion of Remaining Commercial to 
Residential 
 

 
Long Range Planning 
Since the adoption of the Town’s previous 2016 Comprehensive Plan, the Town has grown from 
25,687 to over 45,000. This dramatic growth speaks to our community’s high quality of life and 
highlights the need for thoughtful planning. As a community, we envision a safe, sustainable, and 
thriving town that prioritizes a high quality of life through thoughtful growth and development, 
fostering a sense of community, and responsible stewardship of its natural resources and open 
space. 

 
From housing, transportation, land use, growth, access to recreation, and more, the new 
Comprehensive Plan addresses issues that matter most to our residents. In addition to robust goals 
and policies identified in this plan, the implementation actions will keep us on track and help ensure 
we’re moving in the right direction as a community. Many of the guiding principles revolve around 
fiscal responsibility, access to local services and amenities, and ultimately, a desirable environment 
to work live, work and play. Embedded in the Plan is a key Guiding Principle: “A vibrant and resilient 
economy that builds upon Windsor’s dynamic commercial, educational, and employment areas.” 
This direction supports diverse businesses and industries. When the Town is host to a diverse mix of 
industries, it is less vulnerable to changes in any one sector, and we see this area, being a critical 
place for this economy to thrive.  

 
Future economic growth in Windsor is promising, as new economic sectors emerge that can diversify 
and strengthen the Town’s economy, including retail, entertainment, industrial, flexible space. This 
diversification will help community members live and work in the same place, reducing commuting 
rates and supporting Windsor’s identity. With there being a desire for more shopping and 
employment choices—to be able to stay in Windsor to live, work, and shop, it is important for the 
Town to maintain and absorb growth while retaining a close-knit community, quality amenities, and a 
high level of service.  

 
Due to this reasoning in the Regular Town Board Meeting on April 22, 2024, approved unanimously 
Resolution No. 2024-31, A Resolution Creating a Town of Windsor Policy Discouraging the 
Conversion of Commercially Designated Real Estate to Residentially Designated Real Estate. 
 
Economic Development 
When the Economic Development Department was formed in April of 2011, staff reached out to our 
Geographic Information Systems (GIS) department to identify all vacant types of commercial land in 
Windsor for development opportunities.  The GIS department had identified approximately 7,000 
acres of land available for development utilizing current and future zoning of land in town.  

  
Since that time, a significant amount of commercial land development has occurred but also 
commercial land conversion to residential has occurred.  In late 2023 staff worked with the town’s 
GIS department to identify the current available land utilizing the same principals, existing and 
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proposed commercial land according to our land use zoning map.  GIS identified only approximately 
2,000 acres of available land for commercial development.    

  
The Town's commercial development potential is constrained by a limited amount of available land, 
which serves as the primary revenue generator for the community.  The economic prosperity of the 
town hinges largely upon its capacity for commercial development, which, unfortunately, is hampered 
by the reduction of available land. This limited land supply poses a significant challenge as it restricts 
the town's ability to expand its revenue-generating activities.  Consequently, the Town must carefully 
strategize and prioritize its land usage to maximize its economic potential while preserving the 
integrity of its resources.  

  
The Planning Commission and Town Board need to consider if this property is enough of an outlier 
due to the logistic constraints it is facing to bypass Resolution No. 2024-31, passed in April of 2024, 
to restrict the conversion of commercial use land to residential use. Staff does not see that this parcel 
meets that criteria, which is why staff does not recommend approving the conversion.   

  
The Planning Commission and Town Board need to consider the fact that due to the above listed 
constraints, this property may never develop as a commercial site, but many of the issues facing this 
site have been created/imposed by the practices of the surrounding properties.  

  
Economic Development is opposed to this proposed change and suggest the Planning Commission 
and Town Board consider the impact of the conversion of commercial land into residential area per 
Resolution No. 2024-31, and the potential precedent this action might set with the quick reversal on 
the resolution’s approval and the impact it could have on future property conversion requests.  
 
Transportation Engineering 
Pass by trips are typically considered a good thing to support commercial use and traffic is 
typically considered a negative for adjacent residential. Furthermore, the traffic memo for Village 
East 8th Filing shows level of service B (AM) and C (PM) for the EB LT in short term and C (AM) 
and D (PM) for long term. Therefore, the applicant argument stating that there will not be 
sufficient traffic passing by this site appears weak for the conversion from commercial to 
residential.  
The applicant stated that this intersection is not signalized, which would somehow decrease the 
ability to access the site. The intersection is planned for a signal, the timing currently unknown. 
This argument also appears weak for the conversation to residential.  
 
Engineering – Utilities  
Water and sewer capacity analyses would be required to determine if the Town will have 
adequate capacity to serve.   
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Comprehensive  P lan  –
Land Use Map 
Amendment
A n a r e a w i t h i n V i l l a g e  E a s t  
S u b d i v i s i o n  8 t h ,  1 2 t h  a n d  1 3 t h  F i l i n g s

Carlin Malone, Chief  Planner
Planning Commission  - March 05, 2025
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Comprehens ive Plan –
Land Use Map Amendment

Article II of Chapter 14 of the Municipal Code outlines the procedures 
for amending the Comprehensive Plan - Land Use Map, including: 
The Planning Commission may amend, supplement, change, or repeal 
the Comprehensive Plan and Land Use Map boundaries set forth in 
this Code.
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Site Vic in i ty Map
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Zoning Map
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SF-1

Site

GC
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Comprehensive Plan -  Land Use Map
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SITE

Existing Land 
Use Designation:

General 
Commercial
(GC)

Proposed
Land Use 
Designation:

Mixed Residential

State Highway 392 / Main Street

VILLAGE EAST SUBDIVISION 8th, 12th & 13th – 

north and south of Greenville Way 

To
w

n 
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Background

2004 - Eastbrook Annexation No. 2 
• Annexed and zoned 49.57 acres of 

RMU (Residential Mixed Use) 
• 16.37 acres of commercial in subject 

area
• Master plan (126-acres): 52 acres of 

residential (324 units)

2008 - Eastbrook Annexation 
• Eastbrook Annexation No. One, Two 

and Three Master Plan ~ amended to: 
45.26 acres of commercial & industrial, 
+ 30 residential units. State Highway 392 / Main Street

W
C

R
 2

1
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Background

2009 -  Rezone
• Property rezoned for 28.1 acres of I-L 

(Limited Industrial); 25.6 acres of GC 
(General Commercial); 12.1 acres of 
Single-Family Attached (SF-2)

State Highway 392 / Main Street

W
C

R
 2

1

Page 24 of 125



Background

2016 – Town Board Work Session illustrating reservation of a portion of commercial area.
Plan included 136 residential units.  

Page 25 of 125



Background

2016 - reduced open space; added 
multifamily residential in the 
commercially designated area / shifting 
commercial to northeast (shown here as 
"Parcel A").

Commercial shifted from SH 392 area to 
CR 21 due to John Law Ditch location / 
floodplain.

2025 –  Currently ~ 229 units (68%
increase from original plan). 

Conversion to residential ~ potential
for 285 units (110% increase). 
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Background – 2018 LUMA Exhibi t
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Background

State Highway 392 / Main Street

W
C

R
 2

1

2018
• Planning Commission approval of Land 

Use Plan Amendment (LUMA) – 
Neighborhood and General Commercial to 
Mixed Use Residential 

2018 – Rezone
• Rezoned to RMU (Residential Mixed Use) 
• I-L designation was eliminated, along with 

17.6 acres of commercial, and reduced 
most of the open space designation.  

• Only eight commercial acres remain – with 
just 4.08 acres developable. The 
conceptual plan for the area illustrated 
“Neighborhood Commercial”. 
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Background
2021 - Village East 8th/9th 
• Village East Subdivision 8th 

Filing was platted for single-
family residential lots (133 
homes)

• Future multifamily tracts
• Commercial tracts

State Highway 392 / Main Street

W
C

R
 2

1

Site
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Background
2022-2023 - Village East 10th/11th 
• Subdivision was platted & site planned for 96 

apartments (constructed)

State Highway 392 / Main Street

10th

11th

12th

13th
Detention

Greenville Way

W
C

R
 2

1

2023 - Village East 12th/13th 
• Subdivision was platted and 

site planned for neighborhood 
commercial

2024  
• On April 22, 2024, the Windsor 

Town Board passed Resolution 
2024-31 discouraging the 
conversion of General 
Commercial (GC) parcels to 
residential zoned parcels.
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Comprehens ive Plan –
Land Use Map Amendment  Cr i ter ia

• Conformance with the goals and policies outlined in the 
Comprehensive Plan

• Compatibility with Existing and Planned Land Uses
• Minimizing Detrimental Impacts to Existing or Planned 

Transportation System
• Adequacy of Existing or Planned Service Capabilities (sanitary 

sewer, water, etc.)
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Comprehensive Plan Conformance
Goals and Policies 
• Conformance with Land Use Map.  The 

proposed land use, residential, is inconsistent 
with the land use map designation of 
Neighborhood and General Commercial.  

• The use of residential is compatible with 
surrounding proposed residential uses; 
however, would not provide services in close 
proximity for those future residents, which 
was the intent of preserving the neighborhood 
commercial in the master plan. 

 

  

SITE
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Comprehensive Plan Conformance

Chapter 5

Growth and Regional Collaboration

Goal 1 - Manage new development to be fiscally responsible and environmentally 
sensitive.

Policy 1: When existing infrastructure can support development, prioritize new 
development, redevelopment, and infill to leverage existing resources.

• Analyses will be needed to determine adequate capacity to serve (water and sewer). 
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Comprehensive Plan Conformance

Chapter 5
Growth and Regional Collaboration
Goal 1 - Manage new development to be fiscally responsible and environmentally 
sensitive.

Policy 5: Proposed Map amendments should be accompanied be a professional 
prepared cost benefit analysis of proposed increased residential density, illustrating the 
long-term impacts of infrastructure maintenance and the provision of services versus 
tax revenue generation.

• Reducing commercially designated land in the Town’s Comprehensive Plan will result 
in less tax-generating property within the Town

• The Windsor-Severance IGA (Intergovernmental Agreement) includes revenue 
sharing.
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Comprehensive Plan Conformance

Chapter 5
Community Facilities & Infrastructure
Goal 3 - Maximize sustainability and fiscal responsibility of community services 
and utilities.

Policy 4: Encourage compact and clustered developments to maximize utility and 
infrastructure investments.

• Analyses will be needed to determine adequate capacity to serve (water and 
sewer). 

• Although residential development would generate property tax revenue, it would not 
be sufficient to offset the long-term infrastructure maintenance costs the Town 
would bear in perpetuity.
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Compat ib i l i ty  wi th  Ex is t ing and Planned 
Land Uses

• The proposed land use, Mixed 
Residential, is compatible with 
other existing residential land 
uses; however, it is inconsistent 
with the planned use of 
neighborhood commercial, 
specifically, the current 
designation of General 
Commercial. Commercial was 
intended to offer the neighborhood 
services in close proximity.

W
C

R
 2

1

Greenville Way

Detention
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Adequacy of  Ex is t ing or  P lanned Serv ice 
Capabi l i t ies  (sani tary  sewer,  water,  e tc . )

• Residential development in this area raises concerns about sewer 
capacity, as it has a greater impact on the system than commercial use. 

• Analyses will be needed to determine adequate capacity to serve 
(water and sewer).
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Strategic Plan

The application is consistent with the Strategic Plan Mission Statement:  
The Town of Windsor promotes community and hometown pride through 
sustainable, excellent, and equitable delivery of services in a fiscally responsible 
manner.

The application is inconsistent with the following:
• Vibrant and Healthy Economy
 Goal 3.3: Promote business diversification to attract balanced commercial 

development that will sustain the future of Windsor.
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Financial  Impact

• Converting commercially designated area to residentially designated area would 
permanently eliminate potential revenue from commercial uses. 

• Future conversion back to commercial use would be impractical once residential 
development is established. Although residential development would generate 
property tax revenue, it would not be sufficient to offset the long-term infrastructure 
maintenance costs the Town would bear in perpetuity. 

• Preserving commercial areas, particularly along the Town’s Main Street corridor, is 
vital for protecting revenue-generating opportunities for the Town.
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Noti f icat ions

Notifications were completed in accordance 
with the Municipal Code as follows:

Notifications for this public hearing were 
completed in accordance with the Municipal 
Code as follows:
• February 16, 2025 – Legal ad published in 

the Greeley Tribune newspaper.
• February 18, 2025 - Signs posted on the 

property 
• February 18, 2025 - Affidavit of mailing to 

property owners within 500 feet 
• February 18, 2025 – Notice posted to 

Town’s website 

Project
Location
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Recommendat ion
Considering the recent adoption of the 2024 Comprehensive Plan, which 
carefully considered the land use designations within the Land Use Plan and 
the financial impacts and utility considerations (water and sewer) to the Town, in 
addition to the Town Board’s policy, adopted in Resolution 2024-31, 
discouraging such conversion, staff recommends that the Planning 
Commission refrain from amending the Town’s 2024 Comprehensive Plan 
as requested and forward this recommendation to Town Board.
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Record

Staff Requests that the following be entered into the record:

• Application materials and supporting documents
• Testimony from public hearing
• Staff recommendation

Page 42 of 125



Land Use Map Amendment  
Rev iew Cr i ter ia

• Conformance with the goals and policies outlined in the 
Comprehensive Plan

• Compatibility with Existing and Planned Land Uses
• Minimizing Detrimental Impacts to Existing or Planned 

Transportation System
• Adequacy of Existing or Planned Service Capabilities (sanitary 

sewer, water, etc.)
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Quest ions
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                   MEMORANDUM 
 
To: Mayor and Town Board 
Via: Shane Hale, Town Manager 
From: Stacy Brown, Director of Economic Development 

Date: March 25, 2024 

Subject: Communications from Town Staff – Commercial Land Availability 
 
Background 
Available Commercial Land: 
 
When the Economic Development Department was formed in April of 2011, staff reached out to our Geographic 
Information Systems (GIS) department to identify all vacant types of commercial land in Windsor for development 
opportunities.  The GIS department had identified approximately 7,000 acres of land available for development 
utilizing current and future zoning of land in the town. 
 
Since that time, a significant amount of commercial land development has occurred but also commercial land 
conversion to residential has occurred.  In late 2023 staff worked with our GIS department to identify the current 
available land utilizing the same principals, existing and proposed commercial land according to our land use 
zoning map.  GIS identified only approximately 2,000 acres of available for commercial development.   
 
The town's commercial development potential is constrained by a limited amount of available land, which serves 
as the primary revenue generator for the community.  The economic prosperity of the town hinges largely upon 
its capacity for commercial development, which, unfortunately, is hampered by the reduction of available land. 
This limited land supply poses a significant challenge as it restricts the town's ability to expand its revenue-
generating activities.  Consequently, the town must carefully strategize and prioritize its land usage to maximize 
its economic potential while preserving the integrity of its resources.  
 
Recommendations 
The staff suggests Town Board consider formally adopting a policy to prohibit the conversion of commercial 
land into residential areas.  Windsor boasts ample options for residential development, making it imperative 
to safeguard the limited commercial land available.  Preserving these commercial zones is vital, irrespective 
of the time required for their development, as they represent crucial revenue-generating opportunities for 
the town. 
 
 
Attachments 
GIS Map of available commercial land 
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This  product  is  for  informational  purposes  and  may  not  have  been  prepared  for,  or  be  suitable  for  legal,
engineering,  or  surveying  purposes.  Users  of  this  information  should  review or  consult  the  primary  data  and
information sources to ascertain the usability of the information.
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MEMORANDUM 

 

 
Date: March 5, 2025 
To: Planning Commission 
From: Carlin Malone, Chief Planner 
Re: Recommendation to Town Board – Applicant request to amend the Town Comprehensive Plan 

Land Use Map land use designation from General Commercial to Mixed Residential within Village 
East Subdivision 8th, 12th and 13th Filings - Larry Buckendorf, owner representative for Village 
East Commercial Holdings, LLC; and Morgan Kidder, applicant representative, Journey Homes, 
LLC 

Item #: C.2. 
 
Background / Discussion: 
Please refer to public hearing item materials.  
 
Financial Impact: 
 
 
Relationship to Strategic Plan: 
 
 
Recommendation: 
 
 
CC: 
 
 
Attachments: 
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MEMORANDUM 

 

 
Date: March 5, 2025 
To: Planning Commission 
From: Sandra Mezzetti, Senior Planner 
Re: Public Hearing – Applicant request to amend the Town Comprehensive Plan Land Use Map land 

use designation from Commercial Mixed-Use to Medium Density Residential for an area within 
Trautman Subdivision 4th Filing, Lot 1 - John Mehl, owner representative, Timberline Church; 
Larry Buckendorf, applicant, Ravina Investments LLC; Morgan Kidder, applicant representative, 
Journey Homes, LLC  

Item #: C.3. 
 
Background / Discussion: 
Executive Summary 
The applicant’s representative, Mr. Morgan Kidder of Journey Homes, has submitted an application on 
behalf of the property owner, Timberline Church, for a Town of Windsor 2024 Comprehensive Plan Land 
Use Map Amendment (LUMA) within a portion of the Trautman Subdivision 4th Filing, located south of 
Crossroads Boulevard and east of Weld County Road (WCR) 17, in the Town of Windsor.  
 
The project proposes a Comprehensive Plan Land Use Map Amendment to change five acres of 
Commercial Mixed-Use designated land to Medium-Density Residential land.  
 
The application has been reviewed in accordance with Article II of Chapter 14 of the Municipal Code, which 
outlines the purpose, procedure, and criteria for a Land Use Map Amendment. The LUMA application 
complies with the following criteria outlined in the Municipal Code: 

a. Conformance with the goals and policies outlined in the Comprehensive Plan 
b. Compatibility with Existing and Planned Land Uses 
c. Minimizing Detrimental Impacts to Existing or Planned Transportation System 
d. Adequacy of Existing or Planned Service Capabilities (sanitary sewer, water, etc.) 

  
The Town’s 2024 Comprehensive Plan establishes goals and policies advocating for the preservation of 
commercial land use designations to ensure that current residents receive the necessary services. In 2024, 
the Town Board reviewed an economic analysis from the Economic Development Department that revealed 
the Town’s 15-year-long trend of converting commercial land to residential use could significantly 
undermine the Town’s fiscal health. This practice, carried out without accounting for long-term fiscal 
impacts, as well as impacts on utilities and infrastructure, would disrupt the Comprehensive Plan’s goals 
and policies balance between residential and commercial uses, which are essential for a thriving 
community. 
 
Considering the recent adoption of the 2024 Comprehensive Plan, which carefully considered the land use 
designations within the Land Use Plan and the financial impacts and utility considerations (water and 
sewer) to the Town, in addition to the Town Board’s policy, adopted in Resolution 2024-31, discouraging 
such conversion, staff recommends that the Planning Commission refrain from amending the Town’s 2024 
Comprehensive Plan as requested. 
  
Background 
The subject area, now known as Trautman Subdivision 4th Filing, lot 1, was annexed as part of the South 
Gate 4th and 5th annexations in 2005. With the annexation, the property was master planned for 
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approximately 120.5 acres and zoned residential (E-2 -Estate Residential). 

• 2005 - The property was subdivided into three parcels of approximately 98 acres, known as the 
Trautman Subdivision.  

• 2007 - Trautman 2nd Filing subdivided a total of 110 acres. Tract A, containing approximately 22 
acres, was rezoned from Estate Residential to General Commercial. 

• 2017 - Trautman 4th Filing subdivided a total of 48 acres, creating one lot and two tracts. 
• 2017 - The General Commercial area, about 20 acres on the north side, was sold to Timberline 

Church. 
• 2023 - Trautman 5th Filing subdivided a total of 48 acres, creating 229 single-family residential lots. 
• 2024 - Windsor Town Board passed Resolution 2024-31 discouraging the conversion of General 

Commercial (GC) land to residential land. 

  
Future economic growth in Windsor is promising as new economic sectors emerge that can 
diversify and strengthen the Town’s economy. It is important for the Town to maintain and absorb 
growth while retaining a close-knit community, quality amenities, and a high level of service. 
Therefore, the Town Board unanimously approved Resolution No. 2024-31, on April 22, 2024, A 
Resolution Creating a Policy Discouraging the Conversion of Commercially Designated Real Estate 
to Residentially Designated Real Estate.  

 
Comprehensive Plan Amendments 
The Town’s Comprehensive Plan is a tool for guiding long-range planning decisions to benefit existing and 
future residents.   The Town’s Comprehensive Plan states that the Planning Commission shall consider the 
following criteria regarding the approval or rejection of any proposed amendment to the Plan: 

a. Conformance with the goals and policies outlined in the Comprehensive Plan 
b. Compatibility with Existing and Planned Land Uses 
c. Minimizing Detrimental Impacts to Existing or Planned Transportation System 
d. Adequacy of Existing or Planned Service Capabilities (sanitary sewer, water, etc.) 

 
The applicant's narrative attempting to justify the subject request with the goals and policies outlined in the 
Comprehensive Plan does not satisfy the required criteria.  The applicant contends that residential is the 
most viable option for development, claiming the extension of the existing neighborhood to the south will 
generate property tax, whereas the existing church property is tax-exempt and will not generate any tax 
revenue. In addition, the applicant claims that the southern portion of the parcel will be unsaleable because 
of a lack of access and visibility and will, therefore, remain vacant.   
a.  Conformance with the goals and policies outlined in the Comprehensive Plan 

The proposed land use, residential, is inconsistent with the designation of Commercial Mixed-Use on 
the Comprehensive Plan Land Use Map. 

The use of residential is compatible with surrounding existing residential uses. However, the conversion 
of commercially designated area to residentially designated area would not allow for neighborhood 
services in close proximity to the existing neighborhood residents.   
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Chapter 5 - Growth and Regional Collaboration 
Goal 1- Manage new development to be fiscally responsible and environmentally sensitive. 
Policy 1: When existing infrastructure can support development, prioritize new development, 
redevelopment, and infill to leverage existing resources. 
Staff Comment: Existing infrastructure is located in the adjacent neighborhood, Trautman Subdivision 5th 
filing. This proposal would still require a water and sewer capacity analysis to determine if the Town will 
have adequate capacity to serve.  
 
Policy 5: Proposed Map amendments should be accompanied by a professionally prepared cost-benefit 
analysis of proposed increased residential density, illustrating the long-term impacts of infrastructure 
maintenance and the provision of services versus tax revenue generation. 
 
Staff Comment: The applicant has submitted a professionally prepared cost-benefit analysis.  This analysis 
did not take into consideration the long-term impacts of infrastructure maintenance and the provision of 
services; however, the applicant addressed this separately by providing supplementary information that 
included long-term infrastructure costs. The base cost assumptions for infrastructure replacement were 
validated by the Town’s Public Works Department. Please refer to the applicant’s cost-benefit analysis 
included in the packet.   
 
The Town’s Economic Development Department also prepared a cost-benefit analysis that revealed no 
fiscal benefit for the Town to convert commercially designated land to residentially designated land. This 
analysis demonstrated that revenue generated through residential property taxes would still result in 
negative revenue for the Town.    
 
Community Facilities & Infrastructure 
Goal 3 - Maximize sustainability and fiscal responsibility of community services and utilities. 
Policy 4:Encourage compact and clustered developments to maximize utility and infrastructure 
investments. 
Staff Comment: Existing infrastructure for the proposal is located in the adjacent neighborhood, Trautman 
Subdivision 5th Filing. As stated herein, further analyses would need to be conducted to determine 
adequate capacity (water and sewer) to serve this area.  
 
b.  Compatibility with Existing and Planned Land Uses 

The proposed land use, Medium Density Residential, is compatible with other existing residential land 
uses; however, it is inconsistent with the planned land use designation of Commercial Mixed Use.  

  
c.  Minimizing Detrimental Impacts on Existing or Planned Transportation Systems 

The area under consideration, approximately five acres, would have similar traffic patterns to the 
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existing traffic flow. With the recent development of Trautman 5th Filing, WCR 17 was recently built to 
the ultimate road section. Therefore, the minor increase in single-family units will not require any 
additional roadway improvements and is not anticipated to have any negative impacts on the existing 
street infrastructure. 

 
d.  Adequacy of Existing or Planned Service Capabilities (sanitary sewer, water, etc.) 

This proposal would require water and sewer capacity analyses to determine if the Town will have 
adequate capacity to serve.  

  
All necessary waterline improvements required for the proposal were completed with Trautman 
Subdivision 5th Filing. It is anticipated that the existing non-potable water system within Trautman 
Subdivision 5th Filing could serve the proposal area. 

Notifications 
Notifications for this public hearing were completed in accordance with the Municipal Code as follows: 

• February 16, 2025 – Legal ad published in the Greeley Tribune newspaper. 
• February 18, 2025 - Signs posted on the property  
• February 18, 2025 - Affidavit of mailing to property owners within 500 feet  
• February 18, 2025 – Notice posted to Town’s website  

  
 
Financial Impact: 
Converting commercially designated area to residentially designated area would permanently eliminate 
potential revenue from commercial uses. Once residential development is established, future conversion 
back to commercial use would be impractical. Although residential development would generate property tax 
revenue, it would not be sufficient to offset the long-term infrastructure maintenance costs the Town would 
bear in perpetuity. 
  
Windsor boasts ample options for residential development, making it imperative to safeguard the limited 
commercial land available. Preserving these commercial zones represents crucial revenue-generating 
opportunities for the Town.  
 
Relationship to Strategic Plan: 
The application is consistent with the Strategic Plan Mission Statement:   

The Town of Windsor promotes community and hometown pride through sustainable, excellent, and 
equitable delivery of services in a fiscally responsible manner. 
  
The application is inconsistent with the following: 

• Vibrant and Healthy Economy 
1. Goal 3.3: Promote business diversification to attract balanced commercial development that 

will sustain the future of Windsor. 

 
  
 
Recommendation: 
Considering the recent adoption of the 2024 Comprehensive Plan, which carefully considered the land use 
designations within the Land Use Plan and the financial impacts and utility considerations (water and sewer) 
to the Town, in addition to the Town Board’s policy, adopted in Resolution 2024-31, discouraging such 
conversion, staff recommends that the Planning Commission refrain from amending the Town’s 2024 
Comprehensive Plan as requested and forward this recommendation to Town Board.  
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CC: 
 
 
Attachments: 
1. Trautman LUMA - Community Development Comments 
2. Staff Presentation - PC - LUMA - Trautman 
3. RESOLUTION NO. 2024-31 
4. Trautman LUMA - Applicant Narrative 
5. Trautman LUMA Cost-Benefit Analysis Letter from Applicant 
6. Trautman LUMA Cost-Benefit Analysis from Applicant 
7. Trautman LUMA - Applicant Presentation 
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RE:   Community Development Comments:  
Trautman Subdivision Conversion of Commercial to Residential 
 

 
Long Range Planning 
Since the adoption of the Town’s previous 2016 Comprehensive Plan, the Town has grown from 
25,687 to over 45,000. This dramatic growth speaks to our community’s high quality of life and 
highlights the need for thoughtful planning. As a community, we envision a safe, sustainable, and 
thriving town prioritizing a high quality of life through thoughtful growth and development, fostering a 
sense of community, and responsible stewardship of its natural resources and open space. 
 
From housing, transportation, land use, growth, access to recreation, and more, the new 
Comprehensive Plan addresses issues that matter most to our residents. In addition to robust goals 
and policies identified in this plan, the implementation actions will keep us on track and help ensure 
we’re moving in the right direction as a community. Many of the guiding principles revolve around 
fiscal responsibility, access to local services and amenities, and ultimately, a desirable environment 
to live, work and play. Embedded in the Plan is a key Guiding Principle: “A vibrant and resilient 
economy that builds upon Windsor’s dynamic commercial, educational, and employment areas.” 
This direction supports diverse businesses and industries. When the Town is host to a diverse mix of 
industries, it is less vulnerable to changes in any one sector. 
 
Economic Development 
When the Economic Development Department was formed in April of 2011, staff reached out to our 
Geographic Information Systems (GIS) department to identify all vacant types of commercial land in 
Windsor for development opportunities.  The GIS department had identified approximately 7,000 
acres of land available for development utilizing current and future zoning of land in the town. 
 
Since that time, a significant amount of commercial land development has occurred but also 
commercial land conversion to residential has occurred.  In late 2023, staff worked with the Town’s 
GIS department to identify the current available land utilizing the same principles, existing and 
proposed commercial land according to our land use zoning map.  GIS identified only approximately 
2,000 acres of available land for commercial development.  As our absorption rate was an average 
of 416 acres of commercial land a year during that time. 
 
The Town's commercial development potential is constrained by a limited amount of available land, 
which serves as the primary revenue generator for the community.  The economic prosperity of the 
Town hinges largely upon its capacity for commercial development, which, unfortunately, is 
hampered by the reduction of available land. This limited land supply poses a significant challenge 
as it restricts the Town's ability to expand its revenue-generating activities.  Consequently, the Town 
must carefully strategize and prioritize its land usage to maximize its economic potential while 
preserving the integrity of its resources. 
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Engineering – Utilities  
Any proposed development would require a water and sewer capacity analysis to determine if the 
Town will have adequate capacity to serve.   

 
All necessary waterline improvements required for the property were completed with Trautman 
Subdivision 5th Filing. It is anticipated that the existing non-potable water system within Trautman 
Subdivision 5th Filing could serve the subject property. 
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Comprehensive  P lan  -
Land Use Map Amendment
Tr a u t m a n  S u b d i v i s i o n  4 t h F i l i n g
Sandra Mezzetti, Senior Planner
Planning Commission,  March 05, 2025
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Comprehens ive Plan –
Land Use Map Amendment

Article II of Chapter 14 of the Municipal Code outlines the procedures 
for amending the Comprehensive Plan - Land Use Map, including: 
The Planning Commission may amend, supplement, change, or repeal 
the Comprehensive Plan and Land Use Map boundaries set forth in 
this Code.
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Site Vic in i ty Map

Crossroads 
Boulevard

Trautman Subdivision
5th Filing

Crossroads Boulevard

Site

Trautman 
Subdivision

4th Filing

Crossroads 
Boulevard
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Zoning Map

AG
Unincorporated

Weld County
GC

RMU-1

SF-1

ER

Crossroads Boulevard Crossroads Boulevard

RMU-1

RMU-1

MF

AG
Unincorporated

Weld County

Site
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Comprehensive Plan
Land Use Map

Commercial 
Mixed Use

Site

Medium 
Density 
Residential
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Comprehensive Plan – 
Exist ing vs.  Proposed Land Use

Trautman Subdivision
4th Filing

Site Site

Trautman Subdivision
4th Filing

Existing 
Land Use 
Designation:

Commercial 
Mixed Use

Proposed Land 
Use 
Designation:

Medium Density 
Residential

Page 71 of 125



Background

2005
The subject area, now known as 
Trautman 4th Filing, Lot 1, was Annexed 
and Master Planned as South Gate 4th & 
5th annexations.

2007  
Trautman 2nd filing subdivided a total of 
110 acres. Tract A, containing 
approximately 22 acres, was rezoned 
from Estate Residential to General 
Commercial.

South Gate
5th Annexation

South Gate
4th

Annexation

Trautman 2nd Filing

Crossroads Boulevard Crossroads Boulevard
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Background
2017 – Trautman 4th filing subdivided a total 
of 48 acres, creating one lot and two tracts. 

The General Commercial area, about 20 
acres on the north side, was sold to 
Timberline Church. 
2023 - Trautman 5th filing subdivided a total 
of 48 acres, creating 229 single-family 
residential lots.
2024 – On April 22, 2024, the Windsor Town 
Board passed Resolution 2024-31 
discouraging the conversion of General 
Commercial (GC) parcels to residential 
zoned parcels.

Crossroads Boulevard

Lot 1

Crossroads Boulevard

Trautman 4th Filing Trautman 5th Filing

Trautman 4th 
Filing
Lot 1

Page 73 of 125



Proposal

Existing Proposed

The intent of the change in land use designation is to convert approximately 5 
acres of Commercial Mixed-Use property to Medium Density Residential for the 
purpose of creating an additional  28 residential lots. 

Page 74 of 125



Land Use Map Amendment Cr i ter ia

a. Conformance with the goals and policies outlined in the 
Comprehensive Plan

b. Compatibility with Existing and Planned Land Uses
c. Minimizing Detrimental Impacts to Existing or Planned 

Transportation System
d. Adequacy of Existing or Planned Service Capabilities (sanitary 

sewer, water, etc.)
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Land Use Map Amendment  Cr i ter ia
Comprehens ive Plan Conformance

a. Conformance with the goals and 
policies outlined in the Comprehensive 
Plan

The proposed land use, residential, is 
inconsistent with the Comprehensive 
Plan Land Use Map designation of 
Commercial Mixed-Use.  

Current Land Use Designation
Commercial Mixed-Use

Site

Commercial 
Mixed Use

Medium 
Density 
Residential
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Presenter Notes
Presentation Notes
The use of residential is compatible with surrounding existing residential uses; however, the conversion of commercial property to residential property would not allow for neighborhood services in close proximity to the existing neighborhood residents. 



Land Use Map Amendment  Cr i ter ia
Comprehens ive Plan Conformance

Chapter 5 - Growth & Regional Collaboration
Goal 1 - Manage new development to be fiscally responsible and 
environmentally sensitive.
Policy 1: When existing infrastructure can support development, prioritize new 
development, redevelopment, and infill to leverage existing resources.
• Analysis will be needed to determine adequate capacity to serve (water and 

sewer).

Page 77 of 125



Land Use Map Amendment  Cr i ter ia
Comprehens ive Plan Conformance

• Policy 5: Proposed Map amendments should be accompanied be a 
professional prepared cost benefit analysis of proposed increased 
residential density, illustrating the long-term impacts of 
infrastructure maintenance and the provision of services versus 
tax revenue generation.
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Presenter Notes_1
Presentation Notes
The applicant has submitted a professionally prepared cost-benefit analysis.  This analysis did not take into consideration the long-term impacts of infrastructure maintenance and the provision of services; however, the applicant addressed this separately by providing supplementary information that included long-term infrastructure costs.  The base cost assumptions for infrastructure replacement were validated by the Town’s Public Works Department. Please refer to the applicant’s cost-benefit analysis included in the packet. 

The Town’s Economic Development Department also prepared a cost-benefit analysis that revealed no fiscal benefit for the Town to convert commercially designated land to residentially designated land. Like the infrastructure analysis, this analysis demonstrated that revenue generated through residential property taxes would still result in negative revenue for the Town. 



Land Use Map Amendment  Cr i ter ia
Comprehens ive Plan Conformance

Chapter 5 – Community Facilities & 
Infrastructure
Goal 3 - Maximize sustainability and fiscal 
responsibility of community services and
utilities.

Policy 4: Encourage compact and 
clustered developments to maximize 
utility and infrastructure investments.

• Analysis will be needed to determine 
adequate capacity to serve (water and 
sewer).

Site
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Presenter Notes_2
Presentation Notes
Existing infrastructure for the proposal is located in the adjacent neighborhood, Trautman Subdivision 5th filing.



Land Use Map Amendment Cr i ter ia
Current Land Use Designation

Commercial Mixed-Use

Site

Commercial 
Mixed Use

Medium 
Density 
Residential

b. Compatibility with Existing and 
Planned Land Uses

The proposed land use, Medium 
Density Residential, is compatible with 
other existing residential land uses; 
however, it is inconsistent with the 
planned land use designation of 
Commercial Mixed Use.
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Presenter Notes_3
Presentation Notes
The use of residential is compatible with surrounding existing residential uses; however, the conversion of commercial property to residential property would not allow for neighborhood services in close proximity to the existing neighborhood residents. 



Land Use Map Amendment Cr i ter ia

c. Minimizing Detrimental Impacts to 
Existing or Planned Transportation 
System
The area under consideration, 
approximately five (5) acres, would have 
similar traffic patterns to the existing traffic 
flow. 

Proposed Road Network Connections
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Presenter Notes_4
Presentation Notes
With the recent development of Trautman 5th Filing, WCR 17 was recently built to the ultimate road section; therefore, the minor increase in single-family units will not require any additional roadway improvements and is not anticipated to have any negative impacts on the existing street infrastructure.



d. Adequacy of Existing or Planned 
Service Capabilities (sanitary sewer, 
water, etc.)

• Analysis will be needed to determine 
adequate capacity to serve (water and 
sewer).

Crossroads Blvd.

Land Use Map Amendment Cr i ter ia

Existing Utility Services
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Financial  Impact

Converting commercially designated area to residentially designated area 
would permanently eliminate potential revenue from commercial uses. Once 
residential development is established, future conversion back to 
commercial use would be impractical. Although residential development 
would generate property tax revenue, it would not be sufficient to offset the 
long-term infrastructure maintenance costs the Town would bear in 
perpetuity.
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Presenter Notes_5
Presentation Notes
Windsor boasts ample options for residential development, making it imperative to safeguard the limited commercial land available. Preserving these commercial zones represents crucial revenue-generating opportunities for the Town.




Strategic Plan Conformance

The application is consistent with the Strategic Plan Mission Statement:  
The Town of Windsor promotes community and hometown pride through 
sustainable, excellent, and equitable delivery of services in a fiscally 
responsible manner.

The application is inconsistent with the following:
• Vibrant and Healthy Economy

 Goal 3.3: Promote business diversification to attract balanced 
commercial development that will sustain the future of Windsor.
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Publ ic Not i f icat ion

Notifications for this meeting were as 
follows: 
• February 16, 2025 – published ad in 

the Greeley Tribune
• February 18, 2025 – sign posted on 

the property
• February 18, 2025 - Affidavit of 

mailing to property owners within 500 
feet 

• February 18, 2025 – posted on 
Town’s website
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Recommendat ion
Considering the recent adoption of the 2024 Comprehensive Plan, which 
carefully considered the land use designations within the Land Use Plan and 
the financial impacts and utility considerations (water and sewer) to the Town, in 
addition to the Town Board’s policy, adopted in Resolution 2024-31, 
discouraging such conversion, staff recommends that the Planning 
Commission refrain from amending the Town’s 2024 Comprehensive Plan 
as requested and forward this recommendation to Town Board.
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Presenter Notes_6
Presentation Notes
Windsor boasts ample options for residential development, making it imperative to safeguard the limited commercial land available. Preserving these commercial zones represents crucial revenue-generating opportunities for the town.



Record 

Staff requests that the following be entered into the record: 
• Land Use Map revision request and application materials
• Staff memorandum and supporting documents
• Public hearing testimony
• Recommendation
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Land Use Map Amendment  
Rev iew Cr i ter ia

• Conformance with the goals and policies outlined in the 
Comprehensive Plan

• Compatibility with Existing and Planned Land Uses
• Minimizing Detrimental Impacts to Existing or Planned 

Transportation System
• Adequacy of Existing or Planned Service Capabilities (sanitary 

sewer, water, etc.)
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Thank You

Quest ions
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TOWN OF WINDSOR

RESOLUTION NO. 2024-31

A RESOLUTION CREATING A TOWN OF WINDSOR POLICY DISCOURAGING THE 
CONVERSION OF COMMERCIALLY DESIGNATED REAL ESTATE TO RESIDENTIALLY 
DESIGNATED REAL ESTATE

WHEREAS, the Town of Windsor (“Town”) is a Colorado home rule municipality with all powers 
and authority provided by Colorado law; and

WHEREAS, the Town is a desirable location within the Northern Colorado region; and

WHEREAS, the Town has experienced rapid growth in the past several years, with a population 
of nearly 45,000; and

WHEREAS, since 2011, although there has been commercial land development within the Town, 
a significant portion of an identified 7,000 acres that were available for commercial land 
development has been converted into residential development (see Memo from Director of 
Economic Development Stacy Brown dated March 25, 2024, attached hereto and incorporated 
herein by reference as Exhibit A); and

WHEREAS, currently, there are only approximately 3,000 acres of land available for commercial 
development (See Map identifying current commercially designated properties, attached hereto 
and incorporated herein by reference as Exhibit B); and

WHEREAS, the Town recently adopted a new Comprehensive Plan with specific goals and 
policies; and

WHEREAS, the Comprehensive Plan’s goals and policies related to new development include:

GOAL 1. Manage new development to be fiscally responsible and environmentally 
sensitive.

 
Policy 3. Consider strategic annexations on a case-by-case basis, taking into consideration 
alignment with Town objectives, fiscal impacts, viability of municipal services, availability 
of infrastructure and utilities, connectivity between new developments, and environmental 
impacts. Prioritize annexations in proximity to the Town’s core, community amenities, and 
services.

 
Policy 5. Proposed Map amendments should be accompanied by a professionally prepared 
cost-benefit analysis of any proposed increased residential density illustrating the long-
term impacts of infrastructure maintenance and provision of services versus tax revenue 
generation.
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GOAL 2. Align the pace of new development with investment in infrastructure, amenities, 
and services.

 
Policy 6. Proposed Map amendments that would result in increased residential density need 
to account for and mitigate the resulting population increase through conservation 
development and cluster subdivision design, combined with protection of other areas 
within the GMA to offset increased residential density. One method of mitigation would 
be dedication of perpetual open space within the GMA. Land use map amendments that 
would result in increased density should concentrate such increased density in close 
proximity to necessary goods and services e.g., walking distance to groceries, services, 
transit and other amenities; and

 
WHEREAS, commercial development serves as the primary revenue generator for the Town; and

WHEREAS, the potential for future commercial development is constrained by a limited amount 
of available land, which poses a significant challenge as it restricts the Town’s ability to expand 
these revenue-generating activities; and

WHEREAS, the Town Board finds that the Town must carefully consider, strategize, and prioritize 
its land usage to maximize its economic potential while preserving the integrity of its resources; 
and

WHEREAS, the Town Board also recognizes that there are options and opportunities in 
consideration to preserve commercial land while simultaneously accommodating residential 
growth; and

WHEREAS, the preservation of commercial land is a matter of public health, safety, and welfare; 
and

WHEREAS, the Town Board wishes to approve and declare a policy discouraging the conversion 
of commercially designated property to residentially designated property.

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

Section 1. The Town Board should consider and heavily weigh the goals and policies of the 
Comprehensive Plan incorporated herein prior to making any land use amendments.  

Section 2. The Town Board hereby declares it shall be the policy of the Town to discourage 
any conversion of identified commercial property to solely residential uses while acknowledging 
that there are and will be options and opportunities for the development communities to work 
simultaneously to still allow residential growth without compromising any commercial property.
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Upon motion duly made, seconded, and carried, the foregoing Resolution was adopted this 22nd 
day of April, 2024.

TOWN OF WINDSOR, COLORADO

______________________________
Paul Rennemeyer, Mayor

ATTEST:

____________________________________
Karen Frawley, Town Clerk [Seal]
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Attachment 2 – Project Alignment with Windsor Comprehensive Plan 
 
 
Windsor Comprehensive Plan Goals and Polices Applicable Project Items 
Growth & Regional Collaboration  

Goal 1 – Manage new development to be fiscally responsible and environmentally 
sensitive.  

o Policy 1 – When existing 
infrastructure can support 
development, prioritize new 
development, redevelopment, 
and infill to leverage existing 
resources. 

o Unique situation, due to 
location behind church and 
adjacent to existing 
neighborhood, illustrating a 
land use that no longer fits the 
original Comprehensive Plan 
designation. 

o Land not viable for commercial 
enterprise due to low access to 
adequate traffic and very low 
customer exposure for potential 
tenants of a commercial 
development.  
 

o Policy 4 – Promote efficient water 
use with proven practices and 
programs. 

o This neighborhood addition will 
utilize existing non-potable 
water system to prioritize and 
reduce demand for Windsor’s 
potable water supply. 
 

o Policy 5 - Proposed Map 
amendments should be 
accompanied be a professional 
prepared cost benefit analysis of 
proposed increased residential 
density, illustrating the long-term 
impacts of infrastructure 
maintenance and the provision of 
services versus tax revenue 
generation. 
 

o Currently property does not 
provide any tax revenue due to 
tax exempt status enjoyed by 
Timberline Church. 

o Once land is sold it will consist 
of (28) additional lots to provide 
property tax revenue. 

 

Goal 2 – Align the pace of new development with investment in infrastructure, 
amenities, and services. 

o Policy 1 – Ensure that all new 
development provides adequate 
consideration of and commitment 
to usable open space, parks, and 
trail connections. 

 
 
 
 
 
 

o Usable open space will be 
provided with this neighborhood 
expansion. 
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Community Character and Design  
Goal 1-Leverage local and natural amenities to create unique, people centered 
destinations and reinforce Windsor’s identity. 

o Policy 1 – Encourage and 
promote unique and attractive 
projects that are well connected, 
people-centered, and foster safe, 
walkable, and bikeable districts. 
 

o Additional residential 
development will provide 
walkable and bikeable 
community to match existing 
Trautman neighborhood. 

Transportation & Mobility   
Goal 1-Implement a connected and safe bicycle and pedestrian network that 
provides connections to key destinations, convenient access to transit, helps 
relieve congestion and provides alternative transportation options. 
 

o Policy 3 – Encourage complete 
streets and a connected, 
comprehensive, low-street, 
pedestrian/bicycle network to 
improve safety and comfort. 
 

o Propose streets will match 
required street sections as 
specified by Windsor and 
LCUASS. 

Parks Recreation, Open Space & Trails  
Goal 1-Create equitable access to parks, open space and trails as defined in the 
Town’s strategic plans.  
 

o Policy 5 – Preserve open spaces 
through acquisition and 
conservation easements and 
work with developers to establish 
functional open space. 
 

o Open space will be provided with 
this addition to the Trautman 
Neighborhood. 

Water & Natural Resources Stewardship  
Goal 1-Improve potable and non-potable water supplies. 
 

o Policy 1 – Pursue all available 
options to increase and stabilize 
Town’s water supply. 

o This neighborhood addition will 
utilize existing non-potable 
water system to prioritize and 
reduce demand for Windsor’s 
potable water supply. 
 

• Goal 4-Manage and reclaim mining 
areas. 

o Further reclamation of existing 
abandoned and plugged gas 
well by using the area as 
functional open space. 
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Community Facilities & Infrastructure  
Goal 3-Maximize sustainability and fiscal responsibility of community services and 
utilities. 
 

o Policy 1 - Require contiguous 
development to maximize 
existing utilities and 
infrastructure. 

• Additional neighborhood lots 
adjacent to and within operating 
limits of existing wastewater 
capacity. 

• The existing water and storm sewer 
systems of the Trautman 
Subdivision will be utilized to 
provide water service and drainage 
infrastructure to the proposed 
improvement area. These systems 
are believed to be sufficient to 
accommodate this demand and 
upon a preliminary submittal, 
further analysis will be done to 
demonstrate this system’s 
capability. 

o Policy 4 - Encourage compact 
and clustered developments to 
maximize utility and infrastructure 
investments. 

• Will match existing use to south of 
Church and maximize use of 
current utility and infrastructure 
investments made to support 
existing Trautman neighborhood. 
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Trautman 7th Filing
Land Use Map Amendment and Rezoning

Planning Commission March 5th, 2025
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Brief overview of Project

 Church bought property April 2017

 Church approached Journey Homes October 2023

 Application Submitted May 2024

 Various meetings May 2024 –December 2024

 Tonight Presentation to Planning Commission

 March 24th, 2025 Presentation to Town Board
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Church Campus
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Current Subdivision
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September 2024 Satellite imagery
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Church Lot and Subdivision Closeup
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Combined Church and Single Family
Lots
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Proposed Single Family lots
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Financial Benefit to the Town Rezoned 
to single family

 Permit fees to Town of Windsor $1,145,109

 Property Taxes Paid $11,364

 Property Taxes paid by Timberline Church $0 Tax Exempt
 Sales Tax generated by future residents $29,446

 Additional revenue provided to Town of Windsor in year 1
 $1,186,000
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Financial Benefit to the Town Remains 
General Commercial

 Permit fees to Town of Windsor $0

 Property Taxes paid by Timberline Church $0

 Sales Tax generated by future residents $0
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Town of Windsor Revenue Opportunity 
Year 1

$1,186,000
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Town of Windsor Commercial Revenue 
Opportunity Year 1

$0
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Town of Windsor Revenue Opportunity 
Year 10

$1,553,290
Without property value increases
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Town of Windsor Lost Revenue 
Opportunity Year 10

$0
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MEMORANDUM 

 

 
Date: March 5, 2025 
To: Planning Commission 
From: Sandra Mezzetti, Senior Planner 
Re: Recommendation to Town Board – Applicant request to amend the Town Comprehensive Plan 

Land Use Map land use designation from Commercial Mixed-Use to Medium Density Residential 
for an area within Trautman Subdivision 4th Filing, Lot 1 - John Mehl, owner representative, 
Timberline Church; Larry Buckendorf, applicant, Ravina Investments LLC; Morgan Kidder, 
applicant representative, Journey Homes, LLC  

Item #: C.4. 
 
Background / Discussion: 
Please refer to public hearing item materials. 
 
Financial Impact: 
 
 
Relationship to Strategic Plan: 
 
 
Recommendation: 
Community Development recommends the Planning Commission consider the impact of the conversion of 
commercially designated land to residentially designated land, per the Comprehensive Plan - Economic 
Development Goal 3, Policy 2: Protect a strong commercial base by restricting residential uses in General 
Commercial areas and limiting residential uses as a supporting use in Commercial Mixed-Use areas, and the 
potential precedent this action might set with the quick reversal on both the Comprehensive Plan and the 
approved Resolution 2024-31.  
  
Therefore, staff recommends that the Planning Commission refrain from amending the Town’s 2024 
Comprehensive Plan as requested and forward this recommendation to Town Board.  
 
CC: 
 
 
Attachments: 
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	A. CALL TO ORDER
	1. Roll Call
	2. Review of Agenda by the Board and Addition of Item
	3. Public Invited to be Heard

	B. CONSENT CALENDAR
	1. Approval of the February 5, 2025, Planning Commiss
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	C. BOARD ACTION
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