
 

TOWN BOARD WORK SESSION 
April 28, 2025 - 5:00 PM 

1st Floor Conference Room, 301 Walnut Street, Windsor, CO 80550 
 

To view Town Board meeting broadcasts, visit 
www.windsorgov.com/MeetingsOnDemand.  

 
AGENDA 

 

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

business from the Town Manager, Town Attorney and Town staff in order to exchange ideas and 
opinions regarding these topics. 

 
Members of the Public in attendance are asked to be recognized by the Mayor before participating in any 

discussions of the Town Board 
   
WORK SESSION AGENDA ITEMS 

   

1. Arbor Day Poster/Poetry Recognition (5:00 - 5:30) 
Main Park 
300 Locust Street 
Windsor, CO 80550 

   2. Metro District Discussion for Service Plans and Finance - D. Money, Town Attorney 

   3. Downtown Parking Plan Discussion - S Ballstadt, Planning Director 

   4. Future Meetings Agenda 
  
 
 
 
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
To: Town of Windsor
From: Hartford Homes, LLC
Date: April 25, 2025

RE: Prairie Song Metropolitan District Service Plan Amendment Request

The Prairie Song Metropolitan District (“the District”) is requesting an amendment to its approved 
service plan to expand its financial mechanisms for delivering public infrastructure. Specifically, the 
District seeks the authority to impose assessments payable by the developer and extend the mill 
levy imposition term from 30 to 40 years. These proposed changes are intended to enhance the 
District’s ability to finance and construct essential regional infrastructure that supports the growing 
needs of the community.

One key aspect of this proposed amendment is the authority to impose special assessments which 
would lay the framework to establish a Special Improvement District (SID). This tool will allow the 
District to allocate costs for public improvements in a more targeted and equitable manner, directly 
linking benefits to those who receive them. Notably, this structure leaves no burden to the end user 
as the lien must be cleared prior to sale. The ability to impose assessments through SIDs will improve 
the District’s financial flexibility and its capacity to deliver infrastructure in a timely and cost-efficient 
manner.

The second key aspect of the proposed amendment is an adjustment to the mill levy imposition term 
from 30 to 40 years. This request reflects a proactive approach to long-term fiscal planning. 
Extending the term will provide future homeowner-controlled boards with the necessary flexibility to 
refinance existing debt under more favorable terms. This change supports the District’s long-term 
financial sustainability and can help reduce the overall tax burden for residents by enabling more 
broad debt management strategies.

The District believes that these amendments are in alignment with the Town of Windsor’s goals for 
responsible growth and infrastructure development. We respectfully request that the Town consider 
this proposal and provide guidance on the necessary steps to process the proposed service plan 
amendment. We welcome the opportunity to collaborate further and ensure that the District remains 
a reliable and responsive partner throughout the development of Prairie Song.
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Prairie Song Metropolitan 
District Nos. 1-9

Service Plan Amendment

WHITE BEAR ANKELE TANAKA & WALDRON
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Proposed Amendment(s) to Service Plan
• Limited purpose of Service Plan Amendments is to authorize District Nos. 1-4 and 6-9 to: 

• Establish Special Improvement Districts within their boundaries;
• Impose assessments;
• Issue bonds payable from assessments to finance public improvements; and
• Extend the Mill Levy Imposition Term from 30 to 40 years
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Project Overview

Project Goals
Plan to build 2,039 units at varying price points

Provide resort-style amenities

Regional Infrastructure required to serve the 
community is substantial; not only to the benefit 
of Prairie Song but to the residents of the Town 

of Windsor at large. 

Considerations
Bonds previously issued is $18,474,000

Service Plan Debt Limit is $115,000,000

Remaining authorization $96,526,000

Page 5 of 149



SPECIAL IMPROVEMENT 
DISTRICTS
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 A metro district can establish Special Improvement 
Districts (SIDs) with municipal consent

 The SID must be located within the metro district’s 
boundaries, however the SID’s boundaries may be 
different than the metro district's boundaries

 After an SID is established, the metro district issues 
assessment lien bonds (SID Bonds) to fund 
improvements 

 SID Bonds are repaid through special assessments 
imposed on the property located within the 
SID that benefits from the improvements

 An SID is a Governmental lien created against each 
individual lot until the assessment is fully paid prior 
to sale to End User (similar to private construction 
loan liens that are filed and then cleared before 
sale to End User)

General 
Information

SID Bond Interst Rates are much lower than 
traditional construction loan interest rates

Ad valorem property taxes are not an authorized 
source of repayment

The assessments on the property would be paid 
in full prior to the transfer of a lot to an End User 
(homeowner) and the lien would be released 
upon payment

No additional economic burden will be placed 
on the End User
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Advantages of Special 
Improvement Districts

Financing tool that can be used to fund the 
cost of public improvements acting as a 
supplement to the long-term bonding 
capacity of a district

More favorable financing terms vs. 
traditional private financing sources:

- Early-stage financing that can be 
issued while land is still unimproved  
- Lower cost of borrowing – an SID can 
borrow at tax exempt rates of 4-7% vs 
traditional financing sources (equity, 
bank financing, etc. That are sometimes 
500+ basis points higher)

Each SID assessment will be paid, and 
associated lien will be cleared prior to sale to 
an end user.  Creates short-term funding 
mechanism that allows the project to move 
forward more economically and does not 
burden future landowners or residents.
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Need for SID in 
Prairie Song
• Regional Trail Improvements
• Park / Pool Improvements
• Clubhouse Improvements
• Windsor Lake Road Improvements – Complete Build
• County Road 70 Improvements – Complete Build

• Significant County Road 72 Improvements
• County Road 15 Improvements
• Regional Storm Sewer Improvements
• Regional Sanitary Sewer Interceptor
• Waterline Improvements
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Prairie Song 
Proposed 
Amenities
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Prairie Song in Windsor
 A spacious community building featuring indoor flex spaces, a gym, a pool house & outdoor patios. Opening Memorial Day 2027.

 A resort-inspired pool with a water slide, kids’ play area, lap lanes, and cabanas

 Expansive outdoor areas with an amphitheater, pickleball courts, yard games, and a play area

 A seamless extension of the Trail Network weaving through the community

 An on-site restaurant & bar serving great food and drinks

The amenities at Prairie Song harmonize with what the day calls for, no matter which day of the week it is. 
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PROPOSED BOUNDARIES
The areas shaded in color represent the 
total proposed boundaries for the SID. The 
different colors represent that the project 
will likely be phased to allow greater 
market flexibility 
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SID - Financing Example – Prepayment of Lot Lien

PREPAYMENT LOT 1

• Assumes Lot 1 is sold in 
2025 for Finished Retail Lot 
Value of $125,000
• Assessment on Lot 1 is 

prepaid at the time of sale
• Inclusive of lien amount of 

$41,000 plus the accrued 
interest and collection fees

Net Principal 
Payment2: $41,000

Lot 1 Sale Proceeds1: 
$125,000

Proceeds to 
Developer: $81,762 

Pro Rata Reserve 
Fund Release2: 

$4,100

Extraordinary 
Mandatory 

Redemption

Accumulated 
Interest3: $2,153

Annual Collection 
Fee: $85

Lot 1 Repayment: 
$47,388

Payment from 
Developer: $43,238 

1: Assumes Lot 1 is sold at the end of 2025. 
2: Principal amount of the lien would be $41,000. A portion will be paid based on the pro rata release from the Reserve Fund; the Reserve Fund will be sized 
to 10% of the then outstanding Principal amount. 
3: Interest is calculated from the issuance date through the repayment of principal. This example does not account for Capitalized Interest being used. Page 13 of 149



Town Action Requested

Section 32-1-1101.7, C.R.S. provides that a special district may 
establish an SID within its boundaries if the power to levy assessments 
is authorized by the Municipality

The Districts’ current service plan states Town Board approval is 
required to establish an SID, therefore an amendment to the service 
plan is being requested
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MILL LEVY 
IMPOSITION TERM
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Maximum Debt Mill Levy Imposition Term

• 30 Years

 Commences at earlier of: (A) first year 
the Debt Mill Levy is collected; or (B) five 
years after first building permit

• No ability for Board to extend in 
conjunction with refinancing

Current Service Plan Limit
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Extension of Maximum Debt Mill Levy Imposition Term
 Request to extend the Maximum Debt Mill Levy Imposition Term from 30 to 40 years

 The request aligns with all other known jurisdictions in Colorado

 Extension would provide an additional 10 years for a resident-controlled Board to decide whether to refinance debt with better terms

 Will allow for lower interest rates

 Would still utilize a 30-year maturity structure
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Case Study 
Village East Community Metropolitan 

District, Town of Fredrick
Refunding Example

Original Bond
Series 2020A   $4,300,000

Series 2020B  $586,000

Rates 5.25% - 8.125%

Refunding Bond Series 2024  $4,830,000

Rate 5.00%

Pre-refunding Mill Levy 57 mills

Average Debt Mill Levy thru Maturity 37.5 mills

Average Homeowner Savings per Year1

30 Year Amortization $615

Average Homeowner Savings per Year1

25 Year Amortization $490

Hunters Overlook Metropolitan District, 
Town of Severance

Refunding Example

Original Bond

Series 2019A   $18,790,000

Series 2019B  $5,477,000

Series 2023C $5,500,000

Rates 5.00% - 8.50%

Refunding Bond Series 2024  $29,860,000

Rate 4.43%

Pre-refunding Mill Levy 62.5 mills

Average Debt Mill Levy thru Maturity 55 mills

Average Homeowner Savings per Year2

30 Year Amortization $238

Average Homeowner Savings per Year2

25 Year Amortization $20

1. Assumes average home value of $510,000

2. Assumes average home value of $525,000
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THANK YOU
Robert Rogers, Esq.

(303) 858-1800

rrogers@wbapc.com
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QUESTIONS & 
COMMENTS

1
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MEMORANDUM 

 

 
Date: April 28, 2025 
To: Mayor and Town Board 
From: Scott Ballstadt, Planning Director 
Re: Downtown Parking Plan Discussion - S Ballstadt, Planning Director 
Item #: 3. 
 
Background / Discussion: 
Town Board reviewed the draft Downtown Parking Management Plan at the February 10, 2025 joint 
work session with Planning Commission and directed staff to bring back a menu of options. Staff 
prepared the attached three (3) implementation options to offer a more incremental path forward and 
allow the Board maximum flexibility when considering adoption of the Downtown Parking Management 
Plan (DPMP). The options were initially shared with Town Board via the attached memo and are 
scheduled here for further consideration. 
 
Financial Impact: 
The Plan outlines incremental steps for implementation both near-term and long-term that will require 
budgeting for incremental staffing levels and data collection and maintenance. 
 
Relationship to Strategic Plan: 
Preparation of the Downtown Parking Management Plan pertains to the Strategic Plan as follows: 
Vibrant and Healthy Economy 
Enhance and expand downtown Main Street vitality 
Implement Downtown Parking Management Plan 
Investigate opportunities for shared parking downtown 
 
Recommendation: 
Staff recommends Town Board provide staff any comments on the draft plan and direction regarding 
scheduling for Town Board consideration. 
 
CC: 
Shane Hale, Town Manager 
Eric Lucas, Deputy Town Manager 
John Thornhill, Community Development Director 
 
Attachments: 
1. 2.19.25 DPMP Menu of Options memo 
2. 2.10.25 DPMP Presentation memo 
 

Page 21 of 149



 

 

 

 
 
 
 
 

MEMORANDUM 
 
Date:  February 19, 2025 
To:  Mayor and Town Board  
From: Scott Ballstadt, Director of Planning 
Re: Presentation of Downtown Parking Management Plan 

Implementation Options 
 
Background / Discussion 
Based on guidance provided by Town Board at a joint work session with Planning Commission 
on February 10, 2025, staff has prepared three (3) implementation options for consideration. 
These three options offer a more incremental path forward and allow the Board maximum 
flexibility when considering adoption of the Downtown Parking Management Plan (DPMP). 
 
OPTION 1 
Option 1 would include one multi-day collection of parking utilization data in the summer of 
2025. This would allow the Town to continue collecting parking data at a consistent cadence and 
actively monitor the hot spots of higher utilization noted in the DPMP. This option aligns with 
DPMP Near Term Strategy A-4 and is the least complex and most cost-sensitive option. 
 
As part of this option, staff propose to present data collection results to the Town Board at a 
work session in Fall 2025 alongside recommendations for parking management activities in 
2026. 
 
This work would require consultant support for data collection activities but could otherwise be 
managed by existing Town staff in Planning. 
 

• Level of Effort: Low 
• Timing: July 2025 (3-4 days total) 
• Estimated Cost: $25,0001 (includes all consultant activities described in Option 1) 

  
OPTION 2 
Option 2 includes the data collection activities described in Option 1 plus the implementation of 
Near-Term Strategy A-2 (Windsor Municipal Code Updates) and A-6 (Increase Public 
Awareness of Parking Options). Staff and the Town’s consultant have prioritized these two 
additional implementation recommendations as meaningful complements to annual data 
collection. 
 
Preparing the Town’s municipal code for future parking management activities is necessary to 
ensure that the Town has the proper municipal code language and Town policies in place to 

 
1 Please note that this estimate is meant to provide a high-level cost range for decision-making purposes. A detailed budget will 
be developed to accompany the selected option. 
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Page 2 of 4 
 

move forward with future downtown parking management activities (e.g., time limits, 
monitoring/enforcement, adjudication, permitting, etc.). 
 
Moving forward with some of the “low hanging fruit’ items described in A-6 (e.g., developing a 
downtown public parking map, creating tailored communication with parking options for the 
Town’s popular special events) would be a low-cost yet high-impact investment.  
 

• Level of Effort: Low to Moderate 
• Timing: Public Awareness (April – May, in preparation for the summer season); Data 

Collection (July 2025) and Municipal Code / Town policy updates (Summer/Fall 2025)  
• Estimated Cost: $35,000* (includes all consultant activities described in Options 1 & 2) 

 
This work would require task-based consultant support for both the data collection and 
municipal code update tasks, but could otherwise be managed by existing Town staff from 
Planning with assistance and input from the Town Attorney’s office, Town Manager’s office, 
Special Events and Communications. 
 
Similar to Option 1, results from DPMP implementation efforts described in Option 2 would be 
presented to the Town Board at a work session in Fall 2025 alongside recommendations for 
parking management activities in 2026. 
 
OPTION 3 
This option would include the implementation of everything outlined in Option 1 and Option 2 
plus the implementation of Near-Term Strategy A-3 (Residential Parking Pilot Program). Staff do 
not consider the Residential Pilot a “standalone option” as the activities described in Options 1 
and 2 are needed to effectively create, manage, and monitor a permit program. For example, 
data collection is necessary to monitor the pilot’s efficacy and municipal code / policy updates 
are needed to define the permitting process and authorize enforcement.  
 
Option 3 is the most labor-intensive option and will require proactive neighborhood outreach to 
ensure its success. Town staff would need a higher level of consultant or contractor support and, 
due to the regulatory nature of parking permit programs, enforcement duties would need to be 
covered by existing Town staff – likely by the Windsor Police Department – or by a part-time, 
seasonal contractor.  
 

• Level of Effort: Moderate 
• Timing: To prepare for the 2025 summer visitation and event season, work would need 

to begin immediately on the Pilot Program design and community outreach, likely on a 
parallel path with a portion of the Municipal Code / Town policy updates. Public 
awareness work should also begin in April. The balance of the Municipal Code / Town 
policy work could happen in late 2025 or 2026. 

• Estimated Cost:  
o $50,000 (includes all consultant activities described in Options 1, 2 & 3) 
o $2,000 (includes contracted enforcement support of five (5) hours per week for 

17 weeks, 20 additional hours of special event coverage and five (5) hours of 
paid training. It also assumes no benefits, paid leave or retirement). 

o Total: $52,000 
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OPTIONS AT A GLANCE – WHAT IS INCLUDED 
 

 Annual 
Progress 
Report to 

Town Board 

 
Data 

Collection 

Municipal 
Code & 
Policy 

Updates 

Public 
Awareness 
Investments 

Residential 
Parking 

Permit Pilot 
Program 

Option 1 YES YES NO NO NO 
Option 2 YES YES YES YES NO 
Option 3 YES YES YES YES YES 
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Attachments 
Draft Downtown Parking Management Plan 
 
Copy 
Shane Hale, Town Manager 
Eric Lucas, Deputy Town Manager 
John Thornhill, Community Development Director 
Vanessa Solesbee, Dixon Resources Unlimited 
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MEMORANDUM 

 

 
Date: February 10, 2025 
To: Mayor and Town Board 
From: Scott Ballstadt, Planning Director 
Re: Draft Downtown Parking Management Plan Presentation - S. Ballstadt, Planning Director 
Item #: 2. 
 
Background / Discussion: 
As Windsor continues to grow, the downtown area is poised for even more development and 
revitalization. From 2020-2022, the Town worked to both identify current parking issues and 
forecast future parking demand. This effort led to proactive investment in downtown parking, 
including parking lot and walkway/alley improvement, and partnership with private parking lot 
owners to maximize existing downtown parking supply. 

The Town remains committed to transitioning from identifying parking issues to developing 
solutions that mitigate anticipated future challenges. In Spring 2024, the Town launched a new 
effort to develop a strategic and actionable Downtown Parking Management Plan. The 
purpose of the Plan is to collect new data, and offer public input opportunities with various 
stakeholders, such as residents, local businesses, commuters, and visitors, to inform 
development of right-sized and sustainable parking management solutions for downtown 
Windsor. 

Staff has been working with consultant Dixon Resources Unlimited since the project kicked off 
at the June 24, 2024 Town Board work session, resulting in the attached Draft Downtown 
Parking Management Plan for presentation at this work session. 
 
 
Financial Impact: 
The Plan outlines incremental steps for implementation both near-term and long-term that will require 
budgeting for incremental staffing levels and data collection and maintenance. 
 
Relationship to Strategic Plan: 
Preparation of the Downtown Parking Management Plan pertains to the Strategic Plan as follows: 
Vibrant and Healthy Economy 
Enhance and expand downtown Main Street vitality 
Implement Downtown Parking Management Plan 
Investigate opportunities for shared parking downtown 
 
Recommendation: 
Staff recommends Town Board provide staff any comments on the draft plan and direction regarding 
scheduling for Town Board consideration. 
 
CC: 
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Attachments: 
1. Windsor_Town Board Presentation_February 2025v1 
2. 1.31.25 DRAFT Downtown Parking Management Plan 
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Joint Town Board + 
Planning Commission

Study Session 

February 10, 2025
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Tonight’s Agenda

1

1. Project Overview

2. Executive Summary

3. Near-Term Plan Strategies

4. Financial Considerations

5. Q+A

DOWNTOWN PARKING MANAGEMENT PLAN DRAFT 
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Project Overview

2DOWNTOWN PARKING MANAGEMENT PLAN DRAFT 

• Consultant Tasks
o Existing Conditions Assessment
o Stakeholder Engagement
o Data Collection
o Recommendation Development
o Implementation Roadmap

• Important Local Context
o Recent & ongoing planning efforts:

▪ Comprehensive Plan
▪ Transportation Master Plan
▪ Downtown Master Plan

o Planning is community-driven
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Vision + Guiding Principles

3

Source: Windsor Downtown Master Plan

DOWNTOWN PARKING MANAGEMENT PLAN DRAFT 

• Previous Studies: Demand 
projections, high-level parking 
management concepts.

• This Action Plan: Specific 
recommendations on how 
(and when) to move from 
“unmanaged” to “managed” 
public parking.
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Plan Recap: Data Collection

4

• Methodology
o Collected 3 rounds of data

▪ May 2024
▪ July 2024
▪ August/September 2024 

• Data captured by drone footage and 
License Plate Recognition (LPR) 
Technology

DOWNTOWN PARKING MANAGEMENT PLAN DRAFT 
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5

Turnover/Length of Stay Key Data Takeaways

Turnover was observed to 
be within the good / 
adequate range.

On average, 71% parked 
in the Study Area for 0-2 
hours.

Except for the noted geographic or 
event-based demand peaks, 
parking is typically available 
within a block or two of a desired 
destination.

Overall, occupancy in the Study 
Area is low; however, there are 
geographic and event-based 
hotspots around key downtown 
destinations.

On-street occupancy increases 
consistently during the late 
afternoon/early evening in the 
block-faces near the Windsor 
Mill.

DOWNTOWN PARKING MANAGEMENT PLAN 

Plan Recap: Data Collection
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Plan Recap: Infrastructure Assessment

6

✓ Infrastructure 
Assessment

Source: Windsor Downtown Master Plan

DOWNTOWN PARKING MANAGEMENT PLAN DRAFT FOR REVIEW

On-street & 
Off-Street

Public, Private, 
Shared Use

Signage & 
Wayfinding

Pedestrian 
Experience

Bicycle 
Infrastructure

Accessibility 
Considerations
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Plan Recap: Public Process

7DOWNTOWN PARKING MANAGEMENT PLAN DRAFT 
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Plan Strategies

8

• Action-oriented

• Incremental implementation

• Foundation for active 

parking management 

• Transparent and data-driven 

parking policy adjustments 

DOWNTOWN PARKING MANAGEMENT PLAN DRAFT
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Plan Strategies: A-1

9DOWNTOWN PARKING MANAGEMENT PLAN DRAFT

A-1. Establish a Downtown Parking & Access Coordinator position

 Draft the Parking & Access Coordinator position and 
job duties.

 Establish department and supervisor oversight.

 Determine employee classification and identify a 
2025 funding source (e.g., FTE/PTE, Limited-Term, 
Contract).

 Interview and hire for the Parking & Access 
Coordinator position.

 On-board and train the new Parking & Access 
Coordinator.

 Evaluate if or when additional job duties need to be 
assigned as parking management in Windsor 
expands.

As parking management impacts a 
variety of Town departments and 
the community, it will be critical to 
have a dedicated champion 
oversee the Town’s transition from 
passive to active parking 
management. 
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Plan Strategies: A-2

10DOWNTOWN PARKING MANAGEMENT PLAN DRAFT

A-2. Update the Windsor Municipal Code to allow for parking management activities 

 Review existing municipal code language and 
propose updated code language.

 Town Attorney review of updated code language.

 Town Board approval of updated code language.

Although it is recommended that 
the Town implement policy and 
program changes incrementally, 
making proactive updates to the 
existing municipal code will 
prepare the Town to implement 
this Plan’s recommendation.
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Plan Strategies: A-3

11DOWNTOWN PARKING MANAGEMENT PLAN DRAFT

A-3. Pilot a Residential Parking Permit Program (RPP) in select areas of Downtown as supported 
by utilization data

 Evaluate/confirm community interest in an RPP program.

 Update relevant municipal code sections and Town policies 
to authorize RPP establishment.

 Define the RPP pilot’s geographical boundaries.

 Develop a pilot RPP program framework and administrative 
guidelines.

 Identify parking monitoring (enforcement) needs/personnel.

 Launch an education and outreach campaign.

 Enable residents to begin applying for permits.

 Install temporary regulatory signage and launch the pilot.

 Monitor the effectiveness of the pilot.

To safeguard residential parking 
in the neighborhoods impacted by 
increased parking demand from 
the growing commercial and event 
activity in Downtown, the Town 
should pilot a low-cost, low-
complexity residential parking 
permit program.
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Plan Strategies: A-4

12DOWNTOWN PARKING MANAGEMENT PLAN DRAFT

 Develop a budget for annual data collection.

 Collect parking data from off- and on-street Town 
locations.

 Work with a parking data analysis vendor to process 
the data collected.

 Publish data reports quarterly or bi-annually to 
facilitate data-driven policy decisions and ensure 
transparency with the community. 

Data-driven decisions are 
essential to the success of parking 
strategies and the ability to adapt 
the program accurately to evolving 
needs. Ongoing data collection is 
key to parking management, 
providing real-time insights into 
parking occupancy and 
utilization.

A-4. Budget for and begin annual data collection 
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Plan Strategies: A-5

13DOWNTOWN PARKING MANAGEMENT PLAN DRAFT

 Identify potential locations on the west end of 
downtown and proactively begin conversations with 
property owners to explore possibilities.

 Develop a shared parking template agreement.

 Install signage and begin operations of the shared 
location.

Existing agreements between the 
Town and private property owners 
have provided additional public 
parking in the downtown core, a 
strategy that is in line with industry 
best practice and that has been 
well-received by the community.

A-5. Continue active exploration of Public-Private Partnerships (P3) to strategically increase public parking 

supply with special focus on balancing investment on both the east and west sides of Downtown.
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Plan Strategies: A-6

14DOWNTOWN PARKING MANAGEMENT PLAN DRAFT

 Update the Town’s existing Downtown Parking 
webpage to include public-facing parking and access 
information.

 Develop an annual social media calendar of parking 
and access updates.

Increasing awareness of parking 
options will mitigate congestion 
from drivers searching for parking 
and improve the utilization of 
parking assets. Making parking 
easier to find will improve the 
overall parking experience, 
especially for visitors unfamiliar 
with Downtown.

A-6. Increase public awareness of parking options, prioritizing online/digital information
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Plan Strategies: A-7

15DOWNTOWN PARKING MANAGEMENT PLAN DRAFT

 Form a limited-term task force. 

 Explore the feasibility and timing for pursuit of grant 
funding for all project ideas. 

 Present the task force’s work to the Town Board.

While the financial investment in 
paving/improving the lots would 
be significant, the potential 
benefits are promising. If the lots 
are designated public parking for 
the next several years, the Town 
would benefit from their 
improvement into more attractive, 
safe, and accessible parking 
areas.

A-7. Identify funding for New Lot improvements as a sustainable or multimodal demonstration 

project
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Financial Considerations

16DOWNTOWN PARKING MANAGEMENT PLAN DRAFT

Initial Program 
Investment

• Personnel

• Data Collection

• Residential Permit Program Pilot

Future 
Revenue 

Opportunities

• Enforcement

• Permit Program Fees

• On-Street Paid Parking

• Off-Street Paid Parking

• Special Event Parking Fees
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Q + A

Scott Ballstadt
Director of Planning
Community Development | Planning
sballstadt@windsorgov.com 
970-674-2411
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Plan Strategies: Additional Recommendations

18DOWNTOWN PARKING MANAGEMENT PLAN DRAFT FOR REVIEW

M
id

-t
e

rm

B-1. If indicated by annual data 
collection, implement on-street time 
limits 

B-2. If B-1 is implemented, pair it 
with an Employee Parking Program 

B-3. Build on and expand the auto-
directional and destination parking 
signage 

B-4. Evaluate the Residential Parking 
Permit Program (RPP) for efficacy and 
possible expansion 

B-5. Use annually collected parking 
utilization data to update 2- and 5-
year parking demand projections 

B-6. Establish a Customer Service 
Model for Compliance

B-7. Evaluate the need for additional 
parking management strategies, 
including paid parking and/or 
investment in additional parking 
infrastructure to support Downtown 
development 

Lo
n

g
-T

e
rm

C-1. Invest in a new Downtown 
Parking Management Plan to ensure 
that future management strategies 
are appropriate for the Windsor of 
2030 and beyond 

S
p

e
ci

a
l 

E
ve

n
ts

D-1. Actively promote public parking 
locations online and with temporary 
field signage for the Town’s largest 
events (e.g., Harvest Festival, 4th of 
July) 

D-2. Actively monitor the RPP area(s) 
during the Town’s largest events to 
identify issues/refine program 
parameters 
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Existing Conditions: Data Collection
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• May Data Collection – Round 1
o Friday, May 3rd 
o Saturday, May 4th 
o Wednesday, May 8th 

May 2024 Occupancy – Saturday, 6:00 p.m.May 2024 Occupancy – Saturday, 6:00 p.m.

DOWNTOWN PARKING MANAGEMENT PLAN NEXT STEPS
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Existing Conditions: Data Collection

21

• July Data Collection – Round 2
o Thursday, July 25th (Summer Concert Series)
o Friday, July 26th 
o Saturday, July 27th 

July 2024 Occupancy – Thursday, 6:00 p.m.July 2024 Occupancy – Thursday, 6:00 p.m.

DOWNTOWN PARKING MANAGEMENT PLAN NEXT STEPS
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Existing Conditions: Data Collection

11

• August/September Data Collection – Round 3 (Harvest Festival Weekend)

DOWNTOWN PARKING MANAGEMENT PLAN NEXT STEPS

o Friday, August 30th 
o Saturday, August 31st 

o Sunday, September 1st 
o Monday, September 2nd 

August 2024 Occupancy – Saturday, 6:00 p.m. September 2024 Occupancy – Sunday, 2:00 p.m.
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1. EXECUTIVE SUMMARY 

PROJECT OVERVIEW 
As the Town of Windsor (Windsor) continues to grow, the downtown area is poised for even more development and 

revitalization. Between 2020-2022, the Town worked to both identify current parking issues and forecast future 

parking demand. This effort led to proactive investment in downtown parking, including parking lot and 

walkway/alley improvement, and partnership with private parking lot owners to maximize the existing public parking 

supply. The Town remains committed to transitioning from identifying parking issues to developing solutions that 

mitigate anticipated future challenges.  

In Spring 2024, the Town launched a new effort to develop a strategic and actionable Downtown Parking 

Management Plan. The purpose of the Plan is to collect new data and offer public input opportunities with various 

stakeholders, such as residents, local businesses, commuters, and visitors, to inform the development of right-sized 

and sustainable parking management solutions for downtown Windsor. 

While previous parking studies provided parking demand projections and high-level parking management concepts 

for Town consideration, this Plan will provide specific recommendations on how (and when) to move Windsor from 

an “unmanaged” to a “managed” public parking environment. This Plan will include specific recommendations on:  

• Organizational Structure: Where should parking management “live” at the Town?   

• Staffing: What level of staffing would be appropriate for Windsor? Should personnel be full-time or part-

time? How much would a parking program cost?  

• Management Strategies: There is great wisdom in knowing when something has reached its limitations on 

being able to effectively “self-manage.” If the time is right, where should Windsor start its management 

journey (e.g., time limits, special event parking, residential permits), how much will it cost, what technology 

could be used, and how will success be measured?  

• Parking Policy: Is the Town’s municipal code related to public parking up to date and future-proofed (ready 

for a future that includes the ability to manage parking)?   

• Communication: Is the Town making it easy for residents and visitors to choose the right parking for their trip 

downtown through physical and digital (web-based) wayfinding and information?  

• Metrics to Measure Success: Tying investments in parking management to transparent and community-

supported goals and then regularly measuring the parking program’s progress towards those goals 

(collecting good data) is a foundational element of any successful program. This can help both build trust 

between the Town and the community and provide objective guidance on where/why program adjustments 

are needed.   

• When to Move to the Next Level of Management: Managing parking moves along a “spectrum of 

alternatives” (see Figure 1 on pg. 6) from unmanaged at one end to the strongest tool (paid parking) at the 

other end. In between, there are a variety of different management tools that can be used alone or in tandem. 

This Plan will help the Town understand which path is most appropriate today and when to consider 

implementing additional management tools – or investing in new supply – in the future.   
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2. EXISTING CONDITIONS 

PLANNING CONTEXT 
The Town and Windsor Downtown Development Authority (WDA) have consistently invested in parking planning 

over the past decade. 

Studies were conducted between 2012 and 2022 to both anticipate parking demand issues and understand parking 

management strategies appropriate for Windsor. The previous studies found that:  

• Downtown parking is generally adequate. However, new businesses, redevelopment projects, and popular 
special events have pushed some on- and off-street facilities to their maximum capacity during peak periods.  

• Additional planned development and growth will likely strain the existing downtown public parking supply.  

• Future investment in parking management and/or supply will be needed, and the Town should continue to 
take its proactive approach.  

• Residents and visitors report the ability to find a parking space within one block of their destination. However, 
there is moderate support for additional parking management.  

Windsor’s investment in parking supply analyses have been wisely conducted alongside more significant, 

comprehensive, and community-wide planning efforts, including Windsor Comprehensive Plan (2024), Windsor 

Downtown Master Plan (2024) and Transportation Master Plan (2020). 

All previous parking studies and the Comprehensive Plan, Downtown Master Plan and Transportation Plan were 

reviewed in detail – with special focus on results from public input efforts – prior to the kick-off of the Downtown 

Parking Management Plan.  

How the Current Effort Sets Itself Apart  

One consistent question asked of the consultant team during the initial phases of the Downtown Parking 

Management Plan was: “How will this Plan be different than the others?” While previous parking studies were mainly 

focused on parking demand forecasting and the provision of general information about industry best practice 

parking management solutions, this Plan provides a specific and actionable roadmap to transition the Town from 

largely unmanaged (or “self-managed”) public parking into right-sized strategic parking management that helps 

maintain (or increase) parking availability and promotes turnover (see Figure 1). 
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Figure 1. Spectrum of Parking Management Alternatives 
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INFRASTRUCTURE ASSESSMENT 
On July 9 and 10, 2024, the DIXON project team visited Windsor to conduct a comprehensive in-person site visit to 

evaluate the infrastructure and existing downtown parking conditions of the Town. DIXON participated in a walking 

tour of the study area to document and assess the Town’s parking operations and landscape, including parking 

regulations, signage, pedestrian areas, bicycle facilities, electric vehicle (EV) infrastructure, curbside use and 

management, and the use of technology.   

The purpose of the Assessment was to evaluate the Town’s on- and off-street public, private, and shared-use (public 

and private) parking assets in the downtown core (along Main Street/State Highway 392/257) and on adjacent 

streets throughout the forty-eight (48) block Study Area.  The Study Area for this Assessment included 1,713 total 

parking spaces, 796 on-street/curbside and 917 off-street. The off-street spaces have been further categorized into 

public off-street, private off-street, and public/private off-street (or “shared use”). 

The Assessment included field observation of the Town’s:   

• On-Street Parking Facilities 

• Off-Street Parking Facilities 

• Signage and Wayfinding 

• Bicycle Infrastructure 

• Pedestrian Experience  

• Accessibility Considerations 

The information documented during this Assessment was used to inform specific strategies and associated 

implementation steps in this Parking Management Plan. 

The Assessment was conducted on foot, and throughout the two-day visit, two members of the DIXON team walked 

every block of the Study Area. Observations were made in the morning (10:00 am), midday (Noon), afternoon (4:00 

pm), and early evening (6:00 pm).  

Summary of the Infrastructure Assessment Findings 

✓ On- and off-street assets are in good condition with visible pavement markings. 
✓ Limited regulatory signage is present; however, several different sign types and messages 

were utilized. 
✓ Auto-directional wayfinding and parking destination signage aligned with the Town’s brand 

identity. 
✓ Off-street parking supply is well-placed, and the Town has leveraged shared parking. 
✓ ADA compliance issues were noted in space quantity and layout. 
✓ Overall, downtown Windsor offers a variety of well-maintained, available, and free public 

parking options that many Front Range communities would envy. 
 

The full Infrastructure Assessment can be found in the Appendix. 
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4. PARKING UTILIZATION STUDY 

METHODOLOGY 
This study takes a systematic approach to analyzing parking trends and patterns. First, we give an overview of the 

study area, then dive into how we collected the inventory, the data collection methods we used, the key things to 

consider during the collection period, and how we integrated historical data to get a complete picture. 

Study Area 

DIXON collected parking data on behalf of Windsor 

as part of the Downtown Parking Management Plan 

to demonstrate the current parking conditions for 48 

on-street block faces, eight (8) public on-street lots, 

18 private off-street lots, and two (2) shared public 

and private use lots in Downtown Windsor (see 

Figure 1).  

Inventory 

Parking space inventory (number of parking spaces) 

was collected for on-street block faces in the Study 

Area. Inventory counts were captured using 

Geographic Information Systems (GIS) and Google 

Maps (Street View and aerial imagery 

measurements), with in-person field verification to 

count marked spaces and calculate space counts 

from the measurements of curb segments where parking is allowed. In areas without marked spaces and where 

parking is allowed, parking spaces were measured assuming a 20-foot space size. In contrast, a space size of 18 feet 

was used when a space is immediately adjacent to a driveway, as the curb cut associated with the driveway allows 

for easier entry and exit from the space as opposed to parallel parking between two vehicles. The inventory 

measurement process also recorded the posted policies, driveways, loading zones, and red curbs. Total off-street 

parking inventory space counts were collected in the field. Off-street locations without marked spaces were given an 

approximate estimate of the number of spaces. 

Data Collection 

DIXON field staff used vehicle-mounted License Plate Recognition (LPR) and drone technology to collect data. These 

collections determine on-street and off-street parking data, such as occupancy and length of stay. An FAA-certified 

pilot flies camera-mounted drones to collect off-street data and verify on-street data. Data was collected for nine (9) 

days every hour from 7:00 AM to 7:00 PM. The collection dates occurred over three (3) collection rounds in May, July, 

and August/September 2024.  

Round 1: Saturday, May 4 & Wednesday, May 8 

Round 2: Thursday, July 25; Friday, July 26; & Saturday, July 27 

Round 3: Friday, August 30; Saturday, August 31; Sunday, September 1; Monday, September 2 

 

Figure 2. Study Area Map 

Page 69 of 149



 
 

 20 

Collection Round Considerations 

Round 1 shows standard non-peak season days when school was still in session. Round 2 shows standard peak 

season days in the summer. During this round, there was a summer concert series at Boardwalk Park on the evening 

of Thursday, July 25. Round 3 shows peak season days coinciding with Labor Day Weekend and the Windsor Annual 

Harvest Festival. The events and activities significantly affect the parking utilization in Downtown Windsor. Below is a 

summary of the events and activities of the festival that most impacted data collection to add context to the data 

collected. 

Friday, August 30:  

No events 

Saturday, August 31:  

Farmers Market at Boardwalk Park - 8:30 AM - 12:30 PM.  

Vendor Load-In and Setup Windsor Main Park - 9:00 AM – 5:00 PM.  

Concert at Boardwalk Park – 6:00 PM – 9:00 PM 

Sunday, September 1: 

Arts & Crafts, Commercial & Food Booths, Amusement Rides & Games, and other events at Windsor Main Park - 

9:00 AM - 5:00 PM. 

Monday, September 2:  

Harvest Festival Parade - 9:00 AM - 11:00 AM. Arts & Crafts, Commercial & Food Booths, Kid's Amusement Rides 
& Games, and other events at Windsor Main Park - 9:00 AM - 5:00 PM. 

Historical Data 

Additionally, the Town provided six days of historical data collected between September 2016 and September 2020 

to compare against the data DIXON collected as part of this study. The historical data was provided in a map format 

without exact occupancy percentages, so DIXON converted the maps into a database of the percent occupancy 

range that each block face was given for the date and time of the map. These historical maps used a different 

occupancy percentage range than DIXON, which utilizes the industry standard of 85 percent, indicating the high 

occupancy threshold. The historical occupancy percentages use a range of 0-25%, 25-50%, 50-75%, and greater than 

75%. Therefore, exact historical occupancy rates were unknown, limiting the precise comparison of historical data 

with data DIXON collected for this 2025 study. 
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RESULTS 
Key Considerations 

The parking industry considers the ideal target parking occupancy rate to be 85%1, meaning that approximately one 

or two parking spaces are available per block face or in a desired parking area. This occupancy target minimizes 

congestion and maximizes the utilization of parking assets. Areas regularly exceeding 85% occupancy can appear 

full to the parking public and contribute to congestion as motorists search for an available space. Likewise, areas that 

regularly are well below 85% are considered underutilized. The goal is to seek a balanced parking system that 

remains at or near 85% occupancy during most times on average, knowing that there will realistically be some 

exceptional or outlier times. 

When parking durations are long, the turnover of parking spaces is low. Conversely, when durations are shorter, 

turnover is high. High turnover can maximize the number of motorists who can utilize available parking assets, which 

is especially important in commercial areas due to proximity to goods and services and the need for customer access. 

Definition of Terms 
 
Inventory: The number of spaces per on-street block face or off-street locations. 

Occupancy: The percentage of parking supply that is occupied.  

Length of Stay: The amount of time a car remains in a given parking space. Also referred to as the duration.  

Turnover: The rate at which a parking facility is used or the number of vehicles that can use a parking space 
within a given time. 

Block face: A single side of the street between two cross streets. 

Occupancy 

Overall, occupancy in Downtown Windsor is low; however, there are geographic and event-based hotspots around 

key downtown destinations. Figures 2 and 3 show on- and off-street average occupancy rates throughout the day. 

While occupancy rates significantly increased during events and at peak times in hotspots, the overall average 

occupancy did not exceed 85% for the combined on- and off-street locations within the Study Area. 

From approximately 4:00 pm to the end of the collection at 6:00 pm for each day of collection, on- and off-street 

occupancy was consistently high between Main St. and Walnut St. and between Third St. and Fourth St. (see Figure 

4), where several popular restaurants are located.  

Two events were held at Boardwalk Park, the Summer Concert Series on Thursday, July 25th, and the Harvest Festival 

Concert on Saturday, August 31st, which increased occupancy of on- and off-street spaces in the north section of the 

study area near the park (see Figures 5 and 6). However, parking spaces remained available two to three blocks from 

the park. 

The highest average occupancy rates were observed at 9:00 am on Monday, September 2nd, 2024. On-street 

occupancy was 82%, and off-street occupancy was 59% (see Figures 2 and 3) due to the Parade, which both drew 

visitors and overtook on-street parking on Walnut St. 

 
1 Donald Shoup, The High Price of Free Parking (Planners Press, 2011) 
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Figure 3. On-street Occupancy for All Dates 

 

Figure 4. Off-Street Occupancy for All Dates 
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Comparison with Historical Occupancy Data 

The Town of Windsor provided data from previous 2016, 2018, and 2020 data collection efforts. Based on these 

results, overall occupancy has historically been low in Downtown Windsor. Historical occupancy did not exceed 50% 

during any of the data collections before 2024. Changes in occupancy between historical data and 2024 data were 

not significant. During the collections done by DIXON in 2024, on-street and off-street occupancy only exceeded 

50% after 5 pm and during special event times, such as the Labor Day Parade.  

Length of Stay 

The average vehicle length of stay in Downtown Windsor is short. Most vehicles were observed staying less than 2 

hours for both on-street and off-street parking, as shown in Figures 7 and 8.  

 

Figure 5. August 31, 2024 Occupancy - Saturday 6:00 p.m. 

On average, throughout all data collection rounds, 94% of vehicles stayed less than 4 hours in on-street spaces (81% 

of vehicles stayed less than 2 hours, and 13% stayed between 2 and 4 hours). For off-street spaces, 83% of vehicles 

stayed less than 4 hours (64% stayed less than 2 hours, while 19% stayed between 2 and 4 hours). 
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Figure 6. May 4, 2024 Occupancy – Saturday, 6:00 p.m. 

 

 

 

Figure 7. July 25, 2024 Occupancy - Thursday 6:00 p.m.
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Figure 5. On-Street Length of Stay

 

 Figure 6. Off-Street Length of Stay 
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A-1. Establish a Downtown Parking & Access Coordinator position 

The success of parking management strategies depends on effective planning and oversight. The staffing and 
resources required for managed parking will evolve as new policies and programs are implemented, and the 
utilization of technology may help automate certain processes.  

Getting Started 
As one of the very first implementation actions, the Town should create a new Parking & Access Coordinator position 
with well-defined job responsibilities. As parking management impacts a variety of Town departments and the 
community, it will be critical to have a dedicated champion oversee the Town’s transition from passive to active 
parking management. Initial job duties can include implementation of this Plan, overseeing annual data collection 
(see A-4), evaluating and managing parking communication and wayfinding investments (see A-7. and B-3.), and 
administering the residential parking permit program pilot (see A-4.). At the onset, this position will only require part-
time support, possibly as a part-time Town position or contracted “parking management as a service.” 

To begin, the Town should budget for a part-time Parking & Access Coordinator position (or consultant scope of 
work), averaging approximately 20 hours per week. As new programs are implemented, the parking operation may 
require a full-time Parking & Access Coordinator and additional field support personnel. 

Initially, the Parking & Access Coordinator will be tasked with coordinating parking activities and implementing the 
initial phases of this Plan. As further steps are taken to implement parking management, the team may need to grow 
to include additional staff. The Town should evaluate whether it is more efficient and financially sustainable to 
outsource these functions to a third party or to hire additional Town staff to perform these functions.  

Champion (Partner) 
Town of Windsor Community Development, Town Manager’s Office, Police, Finance 

Implementation Steps (Where to Start) 

 Draft the Parking & Access Coordinator position and job duties. 
When developing a new job position or subset of duties, it is important to memorialize the position’s 

assignments and responsibilities. This should include initial project assignments, including implementation 

of this Plan, annual data collection, wayfinding, and administration of the Residential Parking Permit (RPP) 

program.  

In conjunction with A-3. the Town will be updating its municipal codes and policies to allow for parking 

management activities. For the Parking & Access Coordinator, it will be necessary for updates to be 

implemented promptly to authorize and support active parking management, most notably regulations, fines, 

and adjudication procedures.  

With the creation of the Parking & Access Coordinator position/duties, clear latitude should be granted to the 

selected Town staff member or contractor (and their manager/client) to make daily operational and 

programming parking management decisions.  

 Establish department and supervisor oversight. 
The appropriate Town department should be determined based on the anticipated roles and responsibilities, 

understanding that the parking program could require additional personnel in the future. Initially, it is 

recommended that parking management activities “live” within the Department of Community Development. 
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 Determine employee classification and identify a 2025 funding source (e.g., FTE/PTE, Limited-Term, 
Contract). 
Two initial paths are offered for consideration in year one of the new Parking & Access Program: Option 1) In-

House Program Staff support or Option 2) Consultant-supported Staffing. Expense estimates have been 

provided in 6. FINANCIAL CONSIDERATIONS and in Appendix F. While admittedly a more costly option, it 

may be beneficial to consider initially outsourcing some or all these responsibilities to allow for more efficient 

mobilization of Plan recommendations. 

 Interview and hire for the Parking & Access Coordinator position. 
If Option 1 (In-House Program Staff) is selected, the Town will need to publish, interview, and hire a person 

for the Parking & Access Coordinator position. A sample job description can be found in the Appendix. During 

the interview and hiring process, the Town should include immediate job duties and explain the possible 

expansion of the program and position. If the Town decides to initially contract out this work (Option 2), the 

Parking & Access Coordinator job duties would be included in a consultant scope of work. 

 On-board and train the new Parking & Access Coordinator. 
If Option 1 (In-House Program Staff) is selected, the Town should focus on providing the resources necessary 

to train the new hire to be an “expert” at parking in Windsor. Additionally, as parking management is a 

customer-service-intensive role, onboarding should include thorough and industry-specific training on 

customer service, written and oral communication, active listening, and conflict resolution. The International 

Parking & Mobility Institute offers a vast online library of virtual professional development courses that could 

be used as part of the training process. If Option 2 is selected, this step can be transitioned into consultant 

onboarding and definition of a regular project management/communication cadence. 

 Create an internal Parking Working Group to provide interdepartmental support for the new role. 
Regardless of whether the Town decides to hire an in-house coordinator or initially outsource the job duties, 

this new position would greatly benefit from the creation of an internal working group of interdepartmental 

peers. Parking management functions touch so many other departments – Public Works, Streets, Information 

Technology (IT), Legal, Facilities, just to name a few – and the new program will benefit greatly from the 

guidance and support of peer departments. This group could be limited-term and meet as needed to support 

the new Parking and Access program. 

 Evaluate if or when additional job duties need to be assigned as parking management in Windsor 
expands. 
When the Town begins to implement initial parking management strategies, there may come a time when the 

Parking & Access Coordinator will require additional (potentially seasonal) support. Two top considerations 

are the timing for bringing additional staffing resources online and whether those resources will be Town staff 

or contractors. 

What’s Next? 
The Town should be mindful of upcoming program changes or expansions to anticipate potential staffing needs. It 
is possible that the Parking & Access Coordinator role could eventually become a Parking Supervisor or Manager 
position that oversees support staff. This position could have escalated responsibilities, including program 
management, budgeting, and staff scheduling. 

The Town could consider dedicating a separate parking fund to manage potential revenues and parking-related 
operational costs to a defined departmental budget. This would allow the Town to monitor the costs and revenues 
of parking operations more efficiently. This will become increasingly important as new technologies, staffing, and 
maintenance support may become necessary. In the longer term, it is recommended that the Town create an 
enterprise fund for parking.  
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A-2. Update the Windsor Municipal Code to allow for parking management activities  

Windsor’s municipal code will provide the framework for policies to build, operate, and maintain the Town’s long-

haul parking activities, which requires a forward-looking perspective. 

Getting Started 
Although it is recommended that the Town implement policy and program changes incrementally, making proactive 

updates to the existing municipal code will prepare the Town to implement this Plan’s recommendation. 

Recommended municipal code language includes: 

• Define and establish residential and employee permit parking programs. (A-3., B-2., & B-5.) 

• Establish parking enforcement duties and adjudication processes. (B-8. & B-9.) 

• Establish the 85% target occupancy rate for all commercial parking zones. (A-4. & B-1.) 

• Define a range of time limits. (B-1.) 

• Establish when and how paid parking will be implemented along with associated policies. (B-9.) 

• Authorize the Town Manager or their designee on when/how to adjust policies. 

Champion (Partner) 
Downtown Parking & Access Coordinator (Community Development, Town Attorney, Consultant Support) 

Implementation Steps (Where to Start) 

 Review existing municipal code language and propose updated code language. 
The Downtown Parking & Access Coordinator (A-1.) should review all parking-related municipal codes as part 

of their initial duties. This review should include adjustments/red-line edits to “future-proof” code language 

to prepare the Town to implement and manage new parking policies.  

 Town Attorney review of updated code language. 
The relevant code sections will then be provided to the Town Attorney for consideration. This will include 

instances where the Town may be able to simplify code language to improve program efficiency. 

 Town Board approval of updated code language. 
The ordinances should be drafted to amend the municipal code following any adjustments and changes from 

the town attorney. 

What’s Next? 
Ideally, the Town will go to the Board once to update all municipal code references/language. Alternatively, Town 
staff could bring individual municipal code updates to the Board before implementing each strategy. 

A-3. Pilot a Residential Parking Permit Program (RPP) in select areas of Downtown as supported by 

utilization data 

With recent commercial redevelopment in Downtown Windsor, parking demand during weekdays (late 
afternoon/early evening) and weekends has steadily increased on the southeast end of downtown near the Windsor 
Mill. Additionally, the popularity of Windsor’s special events during the summer and early fall can overwhelm the 
residential neighborhoods closest to Downtown’s key activity centers.  

Getting Started 
To safeguard residential parking in the neighborhoods impacted by increased parking demand from the growing 
commercial and event activity in Downtown, the Town should pilot a low-cost, low-complexity residential parking 
permit program. Since the Town does not currently utilize a permit management system, ideally residents on the 
impacted blocks would fill out an application which includes their address and vehicle information to receive a 
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hangtag or window cling permit for their designated area. Typically, proof of residency is required to be eligible for 
a residential permit, so only residents within the defined program boundaries may apply for a permit. Using Microsoft 
Excel or Google Sheets, parking permits can be tracked to keep initial cost and time investment low. The pilot 
should operate for at least one year.  

It is recommended that the Town work with representatives from each impacted neighborhood to define the 
permit hours and days of operation. To start, it is recommended that the Town consider Thursday through Sunday, 
4:00 pm to 10:00 pm, with additional hours during the popular special events. The Town should be mindful when 
implementing RPP program policies to ensure manageable operating times. Parking enforcement resources should 
be identified to provide enough coverage. Enforcement coverage in residential areas is often allocated based on 
complaints. In most cases, agencies will charge a minimal fee for parking permits to help sustain the ongoing 
operating and enforcement costs associated with the program. Tiered rates, where the rate per permit increases 
depending on the number of vehicles, can help encourage residents to store vehicles off-street (if possible). Guest 
permits can be offered to accommodate when residents have visitors. In most cases, agencies will limit the number 
of these permits per year to ensure that the permits are only being used for guests or visitors (e.g., service providers 
and contractors). 

Parking programs and restrictions are only effective if they are followed. Initially, the Parking & Access Coordinator 
will ensure compliance with new parking regulations in the RPP pilot area. If the Town decides to contract out this 
position and/or go with “parking management as a service,” part-time, local field support will need to be identified 
through job-sharing with another partnering department or part-time, seasonal contract work. As previously 
mentioned, typically a minimal permit fee would be established for participation in the RPP. While consideration of a 
small annual fee is recommended should the program be implemented beyond the pilot phase, this fee should be 
waived for initial pilot participants. In the longer term, vendors that provide parking management systems typically 
charge a per-permit fee to the Town to provide an online portal for residents to self-manage their parking permits. 

Champion (Partner) 
Town of Windsor Community Development (Public Works, Police, Communications, Events, Neighborhood 

Association(s), WDA) 

Implementation Steps (Where to Start) 

 Evaluate/confirm community interest in an RPP program. 
Ensuring that the Town has neighborhood buy-in to implement an RPP program will be crucial to successful 

pilot implementation. This includes explaining the benefits and providing the program details to the impacted 

area. The feedback received should help shape the RPP program. 

 Update relevant municipal code sections and Town policies to authorize RPP establishment (see A-
3.). 
The Town will need to update the Windsor Municipal Code to include the authorization to develop, manage, 

and enforce a residential parking permit program. 

 Define the RPP pilot’s geographical boundaries. 
As a first step in implementing an RPP in Windsor, it is necessary to determine the area and blocks consistently 
and most intensely impacted by parking spillover from downtown businesses and events. This should be 
done with neighborhood feedback and supported by data collection. 

 Develop a pilot RPP program framework and administrative guidelines. 
The Town will need to define the specifics of the RPP program, which includes the days and hours of operation, 

the number of permits per household/driver, total stalls to be included in the program, signage needs, the 

cost of each permit (if any), and guest/visitor access. 
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 Identify parking monitoring (enforcement) needs/personnel. 
Once the framework for the RPP program is established, the Town will need to determine the staffing 

resources necessary to ensure compliance with the new parking regulations. 

 Launch an education and outreach campaign. 
A comprehensive educational campaign should include notice of the RPP, how to apply for a parking permit, 

hours of permit parking, and information on guest and visitor parking. The Town should communicate the 

new restrictions by posting signs, informing residents by email and/or postcard, and updating the Town 

website and parking landing page. Any parking enforcement should include warning notices for first-time 

violations within the first three months of implementation.  

 Enable residents to begin applying for and purchasing permits. 
After determining when the program will go live, the RPP program should be launched, and the community 

should be given time to submit their applications and obtain permits.  

 Install temporary regulatory signage and launch the pilot. 
The final steps of going live with the program will be installing and enforcing signage. Since it is 

recommended that the Town begin with a pilot program, temporary signage should be used before any 

permanent signage investment. 

 Monitor the effectiveness of the pilot. 
Regular data collection will provide key metrics for understanding the effectiveness of the RPP program. 

What’s Next? 
Following the end of the pilot, the Town should determine if it would like to make the permit program permanent 
and/or if the permit area should be adjusted. If the RPP program expands or does become permanent, the Town 
should consider utilizing an automated permit management system to offer residential permits. Ideally, permits 
should be purchased and managed online through a permit management portal. Permits should be tied to a specific 
license plate number for enforcement and to reduce opportunities for abuse.  

The Town must invest adequate time to prepare for the pilot, most notably to ensure municipal code and policy 
compliance and to define a transparent process for establishing an RPP zone. This will allow residents to apply for 
an RPP program if parking management becomes needed or desired at any point. This is typically managed through 
a petitioning process that requires most residents within a contiguous area to sign the petition for an area to be 
considered. Additionally, the Town can utilize data collection to conduct a parking occupancy study to verify the 
need for an RPP program. The boundaries of an RPP zone would be established through this process and indicated 
by posted signage. 

A-4. Budget for and begin annual data collection  

Data-driven decisions are essential to the success of parking strategies and the ability to adapt the program 

accurately to evolving needs. Ongoing data collection is key to parking management, providing real-time insights 

into parking occupancy and utilization. 

Collecting parking utilization data allows the Town to better understand parking patterns by time of day, week, 

month, peak vs. non-peak season, and year to respond to parking demands through policies and pricing. Areas 

nearing or above 85 percent may indicate that policy or rate adjustments could be needed. 

The parking industry standard for the target parking occupancy rate is 85 percent. At this rate, there are enough 

vacant parking spaces to 1) minimize congestion from drivers searching for spaces and 2) reduce oversupply, 

which is an inefficient and costly use of valuable land. Parking management and policy decisions should be made 
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considering the 85 percent occupancy target. Peak periods resulting from special events or holidays are typically 

managed by exception.  

Getting Started 
The Town should first prioritize budgeting and funding for annual data collection. As the Town’s downtown grows, 

parking demands and patterns will shift. When implementing any parking management change, it is important to 

support that change with data. Mid-term strategies in this Plan identify that these changes should only be made 

when supported by parking occupancy and utilization from the data collections, including: 

• B-1. If indicated by annual data collection, implement on-street time limits (seasonal, 3-hour length of stay 

recommended) 

• B-2. If B-1 is implemented, pair it with an Employee Parking Program 

• B-5. Evaluate the Residential Parking Permit Program (RPP) for efficacy 

• B-6. Use annually collected parking utilization data to update 2- and 5-year parking demand projections 

• B-9. Evaluate the need for additional parking management strategies, including paid parking and/or 

investment in additional parking infrastructure to support Downtown development 

The Town should aim to collect the parking data at or around the same time each year. Initially, it is recommended 

that the Town invest in two data collection efforts per year, one in May and one over Labor Day weekend (during 

Harvest Festival). Estimated expenses for data collection by License Plate Recognition (LPR) and drone (similar to the 

2024 collection methodology/reporting) have been included in 6. FINANCIAL CONSIDERATIONS. 

Municipal codes should be updated (see A-3.) to enable periodic policy changes based on data. The Town should 

consider specifying the 85 percent occupancy target and an established range of acceptable policies directly in the 

Windsor Municipal Code. This provides an additional layer of transparency for community members and sets a 

quantifiable, industry-supported target for parking management activities. This would also allow staff to adjust certain 

parking policies based on data without requiring an update code each time, streamlining adjustments and ensuring 

that the Program is aligned with reality rather than perception.  

Champion (Partner) 
Downtown Parking & Access Coordinator (Community Development, Consultant Support, Finance) 

Implementation Steps (Where to Start) 

 Develop a budget for annual data collection. 
The Town should ensure that it develops a recurring annual budget to collect and analyze data. 

 Collect parking data from off- and on-street Town locations. 
The Town should continue collecting parking data for at least nine days annually during peak and non-peak 

seasons, including on- and off-street locations. Data should be collected hourly between 7:00 am and 7:00 

pm to determine the length of stay. A combination of LPR and drone footage should continue to be used to 

collect the data. 

 Work with a parking data analysis vendor to process the data collected. 
The Town will need to determine the resources to collect and analyze the parking data. Once the data is 

collected, the Town will need to analyze and report the occupancy and turnover in the collected areas. 

Alternatively, an outside contractor could complete the data collection and analysis for the Town. 
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 Publish data reports quarterly or bi-annually to facilitate data-
driven policy decisions and ensure transparency with the 
community.  
Regular data reports, published quarterly or bi-annually, will facilitate 

data-driven policy decisions and ensure transparency with the 

community. This will keep the public informed and involved in the 

parking management process. When evaluating and proposing 

parking policy updates, the findings should also be shared during 

public outreach efforts and Town Board presentations. This will 

enable a transparent planning approach and data-driven decisions.  

What’s Next? 
The strategic investments in parking technology recommended later in this 
Plan can also be leveraged for ongoing data collection. While agencies 
traditionally have collected data through formal parking studies – or through 
in-house manual collection efforts, which can be incredibly labor-intensive, 
introducing modern parking technology tools, while a significant 
investment, can save an agency (Town) in the long run. LPR is the most efficient and cost-effective way for an agency 
to capture ongoing parking data since it is typically deployed for parking enforcement. In addition to enforcement 
and data collection, LPR can be used to manage permit programs and support other partnering public safety 
agencies. Additionally, many LPR vendors now offer lease options to help decrease the upfront financial commitment.  

Longer-term, parking occupancy and utilization data should be monitored consistently and accurately to understand 
trends and tailor parking policies. If certain areas are underutilized, policies can influence driver behavior and 
encourage the use of certain locations.  

A-5. Continue active exploration of Public-Private Partnerships (P3) to strategically increase the 

public parking supply over time with special focus on balancing investment on both the east and 

west sides of Downtown. 

As recommended by previous planning efforts, the Town has demonstrated success with the implementation of 

shared parking agreements. Existing agreements between the Town and private property owners have provided 

additional public parking in the downtown core, a strategy that is in line with industry best practice and that has 

been well-received by the community. Shared parking can: 

• Be more cost-effective than building additional supply,  

• Provide convenient parking options for employee parking,  

• Avoid the overabundance of parking or land space that could otherwise be optimized for alternative uses 

that support the future vision of Windsor outlined in the recent Comprehensive Plan update, 

• Be mutually beneficial by leveraging the parking supply during times when it is typically underutilized and 

• Provide another revenue stream for the property owner.  

Windsor is fortunate to have off-street (surface lot) parking infrastructure spread evenly throughout the downtown 

core, with small to mid-sized pools of parking located one block south of Main Street. Additionally, with the recent 

designation of two large gravel/dirt supplies of parking (“New Lots located at Ash St. & 4th St. and Ash St. & 5th St.”) 

just north of Main Street between downtown and Boardwalk Park, Windsor’s parking supply is well-placed and 

currently underutilized (except during large special events). However, it is recommended that the new Parking & 

Access Coordinator work to identify additional shared parking opportunities on the west end of downtown between 

7th Street and 5th Street from Main Street to Walnut Street. This area of downtown has more limited off-street parking 

options, and while recent redevelopment has increased activity mainly on the east end of downtown, during the 

Figure 7. Mobile LPR 
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public involvement process conducted for this Plan, several future redevelopment projects were mentioned that 

would increase activity on the west end of downtown.  

Getting Started 
First, the Town should identify potential locations and proactively begin conversations with property owners and 

developers to determine if interest exists. These conversations can be delicate, so inclusion of key interdepartmental 

and/or community partners (e.g., WDA) can be beneficial. Additionally, the Town should proactively create shared 

parking agreement terms to ensure that conversations about potential public-private partnerships can be had 

transparently and in good faith. 

While a sample Shared Parking Agreement has been shared as Appendix E, at a minimum, any future agreement 

should consider the following: 

• Term and extension: Evaluates the return on investment and ensures that the contract terms allow for 

potential redevelopment in the future if needed. 

• Use of Facilities: Establishes available hours, number of spaces, and time limitations and ensures that the 

base user will retain use at the end of the sharing period. 

• Maintenance: Evaluates and incorporates the added maintenance and operation costs. 

• Lease costs: Cost of the lease and any negotiated revenue shares. 

• Operations: Considers revenue collection operations (if applicable) and enforcement/management 

strategies.  

• Utilities and Taxes: Determines the responsible parties and any cost-sharing agreements. 

• Signage: Considers opportunities for consistency with signage and branding. 

• Enforcement and Security: Determines who will handle enforcement and towing.  

• Insurance and Indemnification: Considers litigation with any cost sharing.  

• Termination: Identifies the grounds for termination or cancellation. 

Champion (Partner) 
• Parking & Access Coordinator (Community Development, WDA, Downtown Property Owners and 

Developers) 

Implementation Steps (Where to Start) 

 Identify potential locations on the west end of downtown and proactively begin conversations with 
property owners to explore possibilities. 
Pursue shared parking agreements with businesses and landowners that may have underutilized parking 

capacity. Maximizing existing parking resources in commercial areas and considering all potential solutions 

is important. 

 Develop a shared parking template agreement. 
The shared parking template should address the items listed above.  

 Install signage and begin operations of the shared location. 
Based upon the policies agreed upon for each location (e.g., employee parking, public parking), the Town 

would install the signage for the shared parking lots and begin operations according to the agreement. 

What’s Next? 
When cost-neutral or profitable, shared parking agreements can offer practical benefits to property owners. This 

approach should be considered in conjunction with any future monetized parking program, such as an Employee 

Parking Program (see B-2. and B-9.), or when used for overflow parking for a special event. For instance, a shared 
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parking agreement could provide a convenient parking option for evening employee parking, enhancing the overall 

parking experience.  

The Town should also consider the ability to provide operational support to future shared parking sites. For 

example, if paid parking equipment is installed in the future, Town staff could potentially be leveraged to provide 

maintenance and revenue collection support at a negotiated rate or revenue split. Another important consideration 

is enforcement, so the Town should anticipate potential support needs. Rather than the private lot owner hiring, 

training, and managing their own personnel, leveraging Town resources could be more cost-effective, and the 

negotiated agreement can ensure that Town costs are sustained. If the Town establishes a parking enforcement unit, 

the ability to legally authorize the Town’s Parking Enforcement Officers to enforce parking on private lots should be 

evaluated for feasibility. This could alleviate the need for private lot owners to rely on towing, which is a negative 

customer experience, by enabling parking citations and improving the overall customer experience. 

A-6. Increase public awareness of parking options, prioritizing online/digital information 

Increasing awareness of parking options will mitigate congestion from drivers searching for parking and improve the 

utilization of parking assets. Making parking easier to find will improve the overall parking experience, especially for 

visitors unfamiliar with Downtown. 

Getting Started 
The Town should leverage the Downtown Parking webpage as a landing page that functions as a one-stop shop for 

all things parking in Windsor. This landing page should be an information hub for parking, designed with the user 

in mind, that includes links to parking actions necessary to support the Town’s parking programs. At a minimum, the 

webpage should include a map of available public parking, special event parking information, frequently asked 

questions (FAQs) related to parking, policies, procedures, and other information that is often discussed, and a “news” 

section of the page where the most recent changes are summarized.  

The Parking & Access Coordinator (see A-2) should review the webpage and destination links regularly to ensure the 

information remains up-to-date and reflects any recent changes in policies, ordinances, or fees. The webpage can 

also include updates and implementation items from this Plan and the annual data collection results (see A-5). 

The Town’s already active social media tools and both Town and WDA e-newsletters can be a resource for 

disseminating information to the public on parking and access related news, updates, and opportunities for 

feedback. 

Champion (Partner) 
Downtown Parking & Access Coordinator (Town Communications Department, WDA, Windsor Chamber of 

Commerce)  

Implementation Steps (Where to Start) 

 Update the Town’s existing Downtown Parking webpage to include public-facing parking and access 
information, including a map of downtown public parking, frequently asked questions, special event 
parking information, and parking policies/procedures. This page should be reviewed for updates at least 
monthly during the off-season and more frequently during peak, special event season. 

 Develop an annual social media calendar of parking and access updates to be shared via the Town’s 
existing social media sites. Initial content could include implementation updates for this Plan, special event 
parking information, and the new public parking map. 
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What’s Next? 
As this Plan is implemented over the next 3-5 years, such as the residential permit pilot (see A-4. and B-5.), employee 
parking permits, time-limited parking (see B-1.), paid parking (see B-9.), and citation processing (see B-8.), the Town 
should proactively update public information resources with new information, links, and FAQs to ensure that the 
parking public is well-informed about where and how to park legally. 

A-7. Identify funding sources for the New Lots located at Ash St. & 4th St. and Ash St. & 5th St. 

Windsor is fortunate to have several off-street parking 

assets located conveniently behind its core 

commercial district. In January 2023, a citizen-led 

Special Election resulted in a code amendment to add 

a permanent parking zone in the central business 

district. The focus of the Special Election was a three-

block stretch of property comprised of a series of 

empty lots known as “the New Lots located at Ash St. & 

4th St. and Ash St. & 5th St.” While initially envisioned as 

part of a mixed-use redevelopment project called the 

“Downtown Revitalization Project,” two of the parcels 

are currently used for public parking (New Lots located 

at Ash St. and 4th St. and Ash St. and 5th St., both owned 

by the Town), while the third parcel (where the 

American Legion is located) is owned by the Town.  

Getting Started 
As was identified in the Infrastructure Assessment, on 

June 17, Town Public Works staff brought a Design 

Proposal to the Town Board outlining the following cost, 

timing, and stall yield for design and construction 

parking areas on two of the New Lot sites, including lighting, landscaping, and utility installation. The project would 

cost roughly $464,000 to design, between $2,250,000 - $3,250,000 to construct, and yield 150-200 parking stalls.  

While the financial investment in paving/improving the lots would be significant, the potential benefits are 

promising. If the lots are designated public parking for the next several years, the Town would benefit from their 

improvement into more attractive, safe, and accessible parking areas. Additionally, improvements would open up 

opportunities to create welcoming back sides to Main Street businesses. Paving and striping the lots would also 

increase their capacity, thus maximizing the potential parking for downtown and the Boardwalk Park recreation area.  

As the Town has a number of important priorities competing for a finite amount of General Fund dollars, the 

opportunity for grant funding—to help lighten the financial burden—should be considered. The State of Colorado is 

currently offering a variety of grant funding sources that could be explored for projects that include a multimodal, 

Transportation Demand Management (TDM), safety, and/or sustainability component.  

Grant opportunities to explore include: 

• Multimodal Transportation and Mitigation Options Fund (MMOF) — Colorado Department of Transportation 

• Revitalizing Main Streets — Colorado Department of Transportation 

• Transportation Alternatives Program — Colorado Department of Transportation 

• Office of Innovative Mobility (OIM) Grants — Colorado Department of Transportation 

Figure 8. Windsor New Lots located at Ash St. & 4th St. and Ash St. 
& 5th St. 
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Champion (Partner) 
Downtown Parking & Access Coordinator (Community Development, Windsor residents/business owners, Special 
Events/Bike Windsor, WDA, Greeley Evans Transit, Colorado Department of Transportation)  

Implementation Steps (Where to Start) 

 Form a limited-term task force.  
The Town should define 2-3 high-level multimodal or sustainability project ideas for the New Lots located at 

Ash St. & 4th St. and Ash St. & 5th St. with representation from Town staff, Bike Windsor, DDA, Greeley Evans 

Transit, and the Windsor community. 

 Explore the feasibility and timing for pursuing grant funding for all project ideas.  
This will also include identifying the local match percentage needed for each grant type.  

 Present the task force’s work to the Town Board. 
Including project feasibility, timing, and financial impact. Request direction from the Town Board on how to 

proceed and obtain authorization to pursue grant funding. 

What’s Next? 
Through the previously referenced Special Election, the Windsor community has clearly indicated that they are 

interested in these key parcels of downtown land. As a first step, the Town should create a task force made up of key 

Town representatives, local advocates, community members, and transportation partners to explore project 

opportunities that retain the parcels as parking but also offer funding for needed improvements to make the areas 

attractive, safe and welcoming for public parking. Examples include permeable paving and bioswale elements, 

multimodal connectivity improvements through additional bicycle parking infrastructure, pedestrian connection, 

and/or placemaking amenities that allow for a safe transition from a parked vehicle into downtown or nearby 

Broadway Park. 
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6. FINANCIAL CONSIDERATIONS 
To complement and support Plan implementation, it is recommended that the Town allocate funding in 2025 to 

support the new Parking & Access Program’s program budget.  

INITIAL PROGRAM INVESTMENT  
To allow maximum flexibility for the Town, an interactive expense worksheet has been included as Appendix F. This 

worksheet includes estimated personnel and program operational expenses and offers two initial paths for 

consideration in year one of the new Parking & Access Program: Option 1) In-House program staff support or Option 

2) Consultant-supported staffing.  

If Option 1 (In-House) is chosen, there are some sections of the expense worksheet that will need to be completed 

by Town staff, including: Payroll Taxes, Workers Compensation, Insurance Benefits and any applicable retirement.  

Additionally, if the Town currently has any shared services (e.g., IT, Facilities, Fleet), those costs will need to be 

considered as well.  

The anticipated main cost center for Year 1 (2025) includes personnel, data collection, and the set-up/management 

of the Residential Permit Program (RPP) Pilot.  

Budgeting for Future Years 
In the next chapter, the magnitude of cost ranges and mid- and long-term recommendations will help guide 
financial planning and budgeting beyond the Parking & Access Program’s initial 1-2-year start-up efforts.    

FUTURE REVENUE OPPORTUNITIES 
It is important to note that the Year 1 Expense worksheet does not include any Revenue, as none is anticipated in the 

Program’s first year. However, this assumes that the Town will not charge a fee for the initial RPP pilot. If the Town does 

decide to charge a small fee to cover the program's administration, a revenue line item for “Permit Fees” will need to 

be added.  

As the Parking & Access Program begins to evolve and grow, additional Revenue line items should be added to the 

budget worksheet, including: 

• Enforcement: Including all revenue from parking-related citations, including those issued by the Windsor 

Police Department. Ideally, enforcement revenue should cover enforcement/monitoring-related expenses.  

• Permit Program Fees: Including fees from all parking permits issued by the Town, including residential, 

employee, special event, right-of-way permits that impact parking assets, and temporary/special use permits 

that impact parking assets. 

• On-Street Paid Parking: All revenue from on-street parking spaces that are managed by pay stations and/or 

mobile payment services. 

• Off-Street Paid Parking: All revenue from public off-street (parking lots and/or future parking structures) that 

are managed by pay stations and/or mobile payment services. 

• Special Event Parking Fees: Any special event parking fee charged for use of on- or off-street public spaces. 
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7. IMPLEMENTATION GUIDE 
This section provides an overview of recommendations and implementation steps for the estimated near- term (1-2 years). Actual timing will be 

dependent on Town Board prioritization, funding availability, and the ongoing evaluation of initial implementation steps. Mid-term (3-5 years) and long-

termer (5+ years) recommendations and implementation steps can be found in Appendix A. 

Certain recommendations have dependencies or important considerations that will impact the approach or timing. These are indicated with footnotes 

to provide a summary, and additional explanation can be found in the individual recommendation sections.  

The following symbols are used as applicable throughout the implementation guide:  

• MC: May require a municipal code update.  

• $, $$, $$$, $$$$: May require a budget allocation, investment, or purchase. Estimated budget amounts are indicated based upon the 

following ranges. 

 

 

 

  

Symbol Estimated Range 

$ Less than $25,000 

$$ $25,000 - $50,000 

$$$ $50,000 - $100,000 

$$$$ Over $100,000 
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8. APPENDICES 

A. Mid-Term, Longer-Term and Special Event Recommendations and Implementation Guide 

B. Infrastructure Assessment 

C. Parking Utilization Study  

D. Parking & Access Coordinator Job Description – Samples 

E. Shared Parking Agreement Template – Sample 

F. Year 1 (2025) Expense Worksheet 
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B-1. If indicated by annual data collection, implement on-street time limits (seasonal, 3-hour length 

of stay recommended) 

Designating convenient parking for shorter visits and loading is an industry best practice. The close proximity 

minimizes the impact of walk time between a parking space and a destination. For longer visits, the extra walk time 

between destinations lessens the total trip time. It is less impactful for someone spending the entire day in Windsor 

to spend five minutes looking for parking than for someone making a quick stop at a business.  

The primary objective is to promote a 'Park Once' approach, which optimizes parking supply and reduces 

congestion. This approach encourages drivers to use the most suitable parking spaces for their needs. Shorter-

term parking is best in the most convenient on-street spaces, which are time-limited to foster turnover and ensure 

easy access to Downtown businesses. Conversely, longer-term parking is more suitable for off-street locations, 

where the walk time to/from the final destination and the parking facility have less impact on trip time. 

Getting Started 
Guided by data, the first adjustment the Town should consider is the introduction of time limits in the areas indicated 

by the Town’s annual data collection process, particularly if the occupancy rates exceed 85 percent. If the data also 

indicates a consistent pattern of the same vehicles being parked all day, it suggests a lack of turnover. This could be 

attributed to customers and employees using on-street parking for long-term stays (5+ hours). The recommendation 

is to start with a three-hour time limit during peak season, allowing customers to visit multiple businesses in one trip. 

However, until parking enforcement is in place, compliance will be voluntary. The goal is to provide balanced 

parking options that cater to longer-term visits. Initially, parking should remain unlimited in off-street lots for those 

planning to spend more time Downtown. 

Implementation Steps (Where to Start) 

 Update the Windsor municipal code to allow for time-limited parking. 

 If supported by occupancy rates over 85%, consider introducing a 3-hour time limit in the areas of 
downtown indicated by the Town’s regular data collection process.  

 Engage in education and outreach with the Downtown businesses regarding the 3-hour time 
limit.  

 Order and install 3-hour time limit signage. 

 Begin active monitoring (enforcement) of the new time-limited area with a two-week long grace 
period during which only warnings are provided (instead of “live” or active citations). 

 Actively monitor the new 3-hour time-limited area to ensure that the new regulation is working as 
intended. 

What’s Next? 
The Town could consider a no-reparking rule in conjunction with the time limit. This rule, by discouraging the use of 

time-limited parking spaces by employees and customers visiting beyond three hours, would improve parking 

availability and ensure fair access to parking spaces for all visitors.  

A no re-parking rule works by requiring drivers to move their vehicle a defined distance away to be allotted a new 

time limit period. For example, if a vehicle is re-parked in another space nearby, this does not actually create more 

availability for other visitors since it is just shifting the same vehicle to another space. Ideally, if the driver needs more 

than three hours of parking, they will park elsewhere intended for longer-term parking (e.g., a parking lot) so that the 

convenient time-limited on-street parking can be available for those staying three hours or less. A no re-parking rule 

essentially makes time limits more effective by encouraging drivers to park once in a location that best fits their needs 

instead of re-parking to evade the time limit. 
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Education and outreach will be key to successfully implementing the no-re-parking rule. The public, who may be 

unfamiliar with this rule, will play a crucial role in its success. The time limit and no-reparking rule could also increase 

participation in any employee parking program (see B-2.), further involving the community in the parking 

management process.  

B-2. If B-1 is implemented, pair it with an Employee Parking Program  

Some employees of local businesses park on the street, making it more congested and challenging for customers to 

locate parking. The most convenient parking on the street should ideally be prioritized for customer parking. This 

improves the parking experience and accessibility to Downtown businesses. Designating off-street parking 

locations near the downtown core allows employees to have designated parking by permit. This could be achieved 

by designating permit parking zones in several parking lots. Shared parking agreements (see A-6.) can be an 

opportunity to tap into additional parking supply for employee parking.  

Getting Started 
To improve customer access, it is recommended that the Town pilot an Employee Parking Permit Program that 

designates off-street permit parking areas for any Downtown employees without employer-provided parking. 

These locations would typically be perimeter locations that are still easily accessible by employees but do not 

interfere with prime customer parking. It is important to note that “dedicated” does not mean “reserved.” Employees 

should have access to convenient, safe parking, and within a reasonable distance of the Downtown core. However, 

these spaces should not be reserved for their sole use.  

Collaboration with the business community will be critical to successfully implementing the employee parking 

program. The Town should proactively engage business owners and employees throughout the process, 

emphasizing the value of their participation in enhancing the Downtown parking experience. Employees must 

understand the importance of providing convenient parking access for customers and visitors to enhance the 

Downtown parking experience.  It is important to start by allocating a small number of spaces for permit parking 

and then incrementally increase the supply as needed over time. This incremental increase should be based on the 

demand and capacity of Town parking lots, ensuring that the program does not unintentionally lead to increased 

congestion. Beginning with a right-sized employee program will be important to avoid significantly impacting 

parking availability. This is because when a permit-holder chooses to park on-street, they are essentially utilizing two 

parking spaces at once since the permit parking spaces are not available to the public.  

Implementation Steps (Where to Start) 

 Evaluate and determine Employee Parking Permit Program parking locations, which may include 
potential shared parking locations. 

 Collaborate with the business community to build Employee Parking Permit Program details. 

 Determine the appropriate monthly Employee Parking Permit rate, required proof of 
employment, hours to park in the designated off-street permit areas, and permit type. 

 Design and install signage to designate areas for “Permit Parking Only” to support the Employee 
Parking Permit Program.  

 Launch a sign-up list for the Employee Parking Permit Program. 

What’s Next? 
Pending the participation in the residential and employee parking permit programs, the Town may want to consider 
implementing an automated permit management system that can provide easy customer self-management access 
and link every permit to a license plate number. Various vendor system options are designed specifically for parking 
permits. An online portal should be provided with self-managed accounts to log in, create an account, apply for a 
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permit, upload supporting documentation, purchase, and make edits. The system can also automate waitlist 
management. Administratively, the Town (or the vendor, if desired) can review pending applications, review 
supporting documentation, approve/deny applications, send notifications and alerts, and run reports.  

B-3. Build on and expand the auto-directional and destination parking signage   

Signage and wayfinding are crucial elements of downtown navigation, given the high volume of vehicles, public 

transportation, bicycles, and pedestrians observed in downtown Windsor. Enhancing awareness of parking options 

can alleviate congestion from drivers searching for parking and optimize the use of parking assets. This will 

significantly enhance the overall parking experience, particularly for visitors unfamiliar with Downtown, by making 

parking more accessible and less stressful. 

Best practice is for auto-directional signs to be strategically placed—like visual breadcrumbs for the driving public—

easily visible (both during the day and at night), and in compliance with the Manual on Uniform Traffic Control Devices 

(MUTCD) in terms of character size and sign reflectivity. On the other hand, parking destination signage located at a 

facility serves as a visual cue that a motorist has reached their destination. This sign typically includes the facility name 

and any associated regulations.  

Getting Started 
While the Town has already invested in several well-branded auto-directional and destination parking signs, as 

identified in the Infrastructure Assessment, there is an opportunity to enhance the ease of parking wayfinding by 

adding larger destination signage and additional auto-directional signage. The other recommendation highlighted 

in the Infrastructure Assessment is an improvement to the clarity of some signage within the public-private shared 

parking areas.  

Implementation Steps (Where to Start) 

 Identify additional locations for auto-directional signage. 

 Consider enlarging destination signage in public parking locations. 

 Evaluate and update private and/or tenant parking signs and signs within the lots for public 
parking to clearly indicate parking options.  

 Standardize temporary parking restriction signs. 

 Add auto-directional signage for the New Lots (Ash St. & 4th St. and Ash St. & 5th St.). 

What’s Next? 
Many of the strategies in this Plan require signage, including: 

• A-4 Pilot a Residential Parking Permit Program (RPP) in select areas of Downtown as supported by utilization 
data 

• A-6. Continue active exploration of Public-Private Partnerships (P3) to strategically increase public parking 
supply, with special focus on the west end of Downtown 

• B-1. If indicated by annual data collection, implement on-street time limits (seasonal, 3-hour length of stay 
recommended) 

• B-2. If B-1 is implemented, pair it with an Employee Parking Program 

• B-3. Improve and promote the New Lots 
• B-5. Evaluate the Residential Parking Permit Program (RPP) for efficacy and possible expansion 
• B-9. Evaluate the need for additional parking management strategies, including paid parking and/or 

investment in additional parking infrastructure to support Downtown development 
The Town should continue to update and add signage as new programs and policies are implemented. 
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B-4. Evaluate the Residential Parking Permit Program (RPP) for efficacy and possible expansion  

As Windsor's downtown commercial sector continues to grow, the pressing need for nearby, free, and available 

parking becomes more pronounced. The future situation, where drivers often opt for the closest and most convenient 

spots, particularly in unregulated areas, may lead to motor vehicle congestion in certain parts of the town. Addressing 

this issue is of utmost importance. 

Getting Started 
The Town should first evaluate the effectiveness of the RPP pilot (see A-4). This should include a thorough review of 

data collection results (see A-5) during the permitted and non-permitted hours, as data-driven decisions are crucial 

in addressing any parking challenges. The Town should then adjust the program as necessary, which could include 

contracting or expanding an existing RPP or adding new RPP areas. 

Based on data and demand, the RPP program may need to be expanded to other blocks or areas. If this is the case, 

the Town should consider revising its policies for the designation of permit parking and implementing a permit 

management system to administer the permits (see What’s Next? in A-4). This update is crucial to ensure the 

program's effectiveness in the face of changing parking needs. 

Implementation Steps (Where to Start) 

 Evaluate RPP pilot data and feedback from residents. 

 Adjust program policies as needed. 

 Codify the process for blocks to opt-in to existing zones or petition for RPP status. 

 Procure a permit management system. 

What’s Next? 
Continue to monitor the RPP zones for effectiveness. Adjust operating policies (hours of operation, days of the week, 
permit issuance) as necessary. 

B-5. Use annually collected parking utilization data to update 2- and 5-year parking demand 

projections   

An important aspect of parking management is adaptability. Rather than reacting to perceptions, parking demand 

management strategies are most effective when changes are made incrementally based on data. Parking occupancy 

and utilization data can be monitored over time to understand trends and tailor parking policies. If certain areas are 

underutilized, policies can influence driver behavior and encourage use of certain locations.  

Getting Started 
Building upon the Parking Demand Forecasts and Analysis completed in July 2022 as part of the Town’s Downtown 

Windsor Parking Plan, the Town should update its two- and five-year parking demand projections. This can be 

accomplished by utilizing the annual data analysis (A-4). 

Implementation Steps (Where to Start) 

 Review annual data collection (A-4.) results. 

 Use the annual data collection figures to project the future parking utilization for the next two and 
five years. 
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What’s Next? 
Although helpful in planning for parking demand changes, if the Town implements mobile LPR for parking 
enforcement and data collection, the Town will be able to utilize real-time parking utilization data to make on-demand 
policy changes. 

B-6. Establish a Customer Service Model for Compliance 

Parking enforcement is a foundational component of any parking program, especially for a Town like Windsor just 
beginning its parking management journey. Without consistent monitoring of the Town’s parking rules and 
regulations, the true impact of parking policies will be unknown, making it challenging to evaluate program 

adjustments. Additionally, parking management strategies will be unsuccessful without compliance.   

Effective parking compliance should be one of the Town's highest parking management priorities. Consistent 

enforcement coverage will result in higher rates of compliance with parking policies, which is critical for the success 

of the Town’s new parking and access program. Without proper enforcement, the Town will not be able to reach its 

overall parking management goals, and investments in parking assets and technology are unlikely to be effective.  

Getting Started 
When the Town’s Downtown Parking & Access Program is ready to move to the next level of parking monitoring – 

either through the establishment of time-limited parking, more consistent special event support, and/or expanded 

permit offerings for residents or employees, the Town should adopt a “Parking Ambassador” philosophy to parking 

enforcement to better reflect a customer-service approach to monitoring parking behavior.  In addition to providing 

parking enforcement, Parking Ambassadors should assist the public with questions, directions, and general parking 

information. In smaller communities like Windsor, Parking Ambassadors can quickly get to know business owners 

and downtown “regulars,” spending time helping residents and visitors alike identify the right parking choice for their 

trip downtown.  

In general, the relationship between customer service and parking enforcement is important but often not well 

understood by the public. Often there is a negative connotation associated with parking enforcement due to a 

misconception that issuing citations or meeting a quota is the intent. However, the goal of parking enforcement is 

education and compliance. Parking enforcement is not and will never be based upon a quota or the number of 

citations issued. A compliance-based approach to parking enforcement is an industry best practice since it focuses 

on educating drivers about the rules to encourage compliance. Parking enforcement staff are considered customer 

service agents and should proactively assist patrons with following the rules. This includes reminding patrons to pay 

for parking when required, explaining policies, and also providing any other general information that might be 

helpful, including maps and information about nearby businesses or walking routes.  

Implementation Steps (Where to Start) 

 Determine employee classification and identify 2025 funding source (e.g., FTE/PTE, Limited-Term, 
Contract). 

 Interview and hire for the PEO position. 

 On-board and train the new PEOs. 

 Evaluate if or when additional positions need to be added as parking management in Windsor 
expands. 

What’s Next? 
As new parking policies are rolled out, the Town should issue warning notices before citations for first-time 

offenders, educating the public about regulations, and answering customer questions.  
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PEO work schedules and staffing coverage should be monitored and adjusted based on the parking 

management strategies implemented. Parking enforcement technology (see B-2) should be used to enhance 

enforcement efficiency and support the implementation of virtual parking permits, time limits, and plate-based paid 

parking solutions.   

PEO productivity is not, and should never be, based upon a quota or the number of citations issued. Consistent 

enforcement, in some cases, will reduce the frequency of citations issued over time due to an increase in compliance. 

Instead, PEO productivity should be measured and monitored using Gap Management strategies. Gap 

Management is the process of analyzing citation issuance trends, identifying gaps in issuance, and accounting for all 

time spent in the field.   

The Town should evaluate various automated parking citation management vendor systems and procure one 

explicitly designated for parking enforcement. These systems are designed to provide real-time access to vehicle 

information, empowering PEOs with the necessary data to effectively manage parking violations. They can track 

violations, payments, escalations, appeal status, and operational voids. Systems are designed to track detailed 

parking notes and incidents, which create efficiencies at the operational level. Such systems typically integrate with 

municipal court software and/or Town financial software systems, facilitating seamless processes among departments 

affected by parking citation processing. Citation management vendors also offer a customer portal, allowing easy 

payment or appeal of citations. CMS software tracks vehicle plate, location of incident, number of notices issued 

to the license plate, and other pertinent notes. The vehicle information database is available to PEOs in real-time, 

providing context and the ability to address patterns in parking violations. 

CMS software can seamlessly integrate with parking permitting systems, which gives PEOs the necessary information 

to identify permitted vehicles by license plate instead of visually verifying physical permit status. 

A citation issuance handheld device is the hardware used in the field to issue citations. Handhelds are typically 

ruggedized cell phones offering communication features, such as phone calls and texting. These features are 

essential during emergencies or safety-related incidents, allowing PEOs to quickly and easily communicate with their 

supervisors or emergency services. In addition to the information printed on a warning or citation, PEOs can capture 

violation photos and add custom notes. 

In coordination with the CMS, PEOs can digitally chalk vehicles. This feature allows the PEO to record the valve stem 

location with a date and time stamp. While this is a relatively manual process, it eliminates the step of marking white 

chalk on vehicle tires, relieving PEOs from tedious tasks and allowing them to focus on more critical aspects of their 

job. In the longer term, mobile license plate recognition can provide additional parking enforcement efficiencies. 

B-7. Evaluate the need for additional parking management strategies, including paid parking 

and/or investment in additional parking infrastructure to support Downtown development   

Some municipalities have found that time limits do not provide enough flexibility for customer parking, especially in 

downtown areas where customers may want to patronize multiple businesses. On-street and/or surface lot paid 

parking could be an opportunity to improve the management of the Town’s parking assets. Modern paid parking 

technology provides unique customer service and incentive opportunities that are not possible with time limits 

alone. There are several benefits to paid parking, including the ability to offer incentive programs, utilize rate 

structures to influence driver behavior, and encourage drivers to shift to alternative modes of transportation. 

While the end goal is for a parking program to be self-sustaining, it is important to note that paid parking programs 

also have the potential for revenue generation. However, the primary focus should be on using paid parking 

technology as a parking management tool combined with customer-centric tools, such as mobile payment, 
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promotional codes, and merchant validation, to significantly enhance the overall parking experience. Advancements 

in parking technology will allow the Town to offer a unique customer-centric rate model that provides more flexibility. 

Getting Started 
The Town should continue to collect occupancy and utilization data to monitor parking demand (see A-5.) and 

determine appropriate program adjustments, including the opportunity for paid parking. When considering paid 

parking, the Town should actively seek and value community feedback throughout the process. This feedback will 

be crucial in determining if time limits are too rigid or if parking occupancy still frequently reaches above 85 percent 

and in deciding whether the Town should consider implementing paid parking. 

Before implementation, the municipal codes (see A-3.) can be updated to prepare the Town for the potential of paid 

parking on-street and surface lots. Additionally, before implementing paid parking, it is important to define how 

monies will be allocated.  

Implementation Steps (Where to Start) 

 Collect occupancy and utilization data. 

 Update the municipal code to authorize paid parking (see A-3.). 

 Seek community feedback. 

 Explore various paid parking rate structures and technology options. 

What’s Next? 
The Town should evaluate paid parking infrastructure, including pay stations, single-space parking meters, and 
mobile payment. As a starting point, the Town could implement paid parking in all core on-street locations within the 
Downtown, or at a minimum, Main Street from 7th Street to 3rd Street, 7th Street to 3rd Street from Walnut Street to 
Main Street, and on-street around Boardwalk Park. 

The Town could replace time limits (see B-1.) with a pay-to-stay rate model that allows the customer to decide how 
much time they would like to purchase. One option to consider is called a “Customer Value” model. This model not 
only provides an option for free parking, similar to what is provided in the form of time limits currently, but it also 
gives customers the flexibility to park for longer if they desire. This is achieved by offering the first hour or two for 
free, followed by an hourly rate. The 'Customer Value' model is designed to provide a balance between free parking 
and extended parking, ensuring that customers have the flexibility they need while also encouraging turnover in 
parking spaces.  

Consistent enforcement is a critical aspect of this approach to ensure compliance and parking availability and to 
mitigate employees from parking on-street. 
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C-1. Invest in a new Downtown Parking Management Plan to ensure that future management 

strategies are appropriate for the Windsor of 2030 and beyond  

Town staff and the WDA should be commended for their collaborative efforts to regularly study parking over the past 

decade. Windsor has taken a data-driven and thoughtful approach to understanding how the current and planned 

downtown mix will shape how people access downtown. Colorado’s Front Range has seen tremendous population 

growth over the past five years, along with an increase in development projects that have activated downtown in 

exciting and transformative ways (e.g., Windsor Mill).  

Most notably, the Town has also acted on many of the recommendations from previous planning efforts, with visible 

and impactful investment in: 

• Maximizing and improving existing parking supply through shared parking arrangements 

• Listening and responding to community input 

• Understanding current demand and preparing for the future 

Historically, when communities undertook a Downtown Parking Management or Strategic Parking Planning process, 

“Longer-Term” recommendations would be forecast 10+ years into the future. However, with the speed at which 

technology is moving – and being integrated into every aspect of our lives – from advancements in license plate 

recognition, mobile-only payment environment, connected vehicles, and camera-based enforcement integrations, 

“Longer-Term” for this Plan’s recommendations is around five years.  

As such, in 2029, the Town should budget to complete another comprehensive look at downtown parking and overall 

multimodal access in 2030. This future investment will keep up the Town’s established cadence of making measured 

and context-sensitive investments in parking infrastructure and policies that support Windsor’s charming, rural 

hometown feel.  
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SPECIAL EVENT RECOMMENDATIONS 
While previous sections of this Plan focus on parking management during typical or average times, the exceptional 

impact that special events have on parking demand should be managed using separate, customized strategies. 

These special event recommendations are intended to be considered separately from the everyday parking 

management strategies in sections A, B, and C of this report; however, many of the recommendations in those 

sections will influence behavior during special events, including time limit parking, the potential of future paid 

parking, residential permit parking, and shared parking agreements. As any parking management policy is 

implemented, it is essential to anticipate and monitor special event parking impacts. This will help the Town make 

decisions for special event parking in conjunction with everyday parking, with the active participation and influence 

of all stakeholders. 

The Town should maintain a flexible approach and adjust these special event policies depending on how parking 

behaviors change during special events. This adaptability ensures that the plan can respond effectively to the 

dynamic nature of special events, providing reassurance to all stakeholders. 

 

D-1. Actively promote public parking locations online and with temporary field signage for the 

Town’s largest events (e.g., Harvest Festival, 4th of July)  

It is recommended that the Town ensure attendees are both aware of and utilize the existing public parking supply. 

Establishing that these parking facilities are available for special event attendees will mitigate spillover and alleviate 

parking congestion within nearby residential neighborhoods.  

Getting Started 
The Town should publish a special event parking map on its website and share it with event promoters and the public. 

The special event parking map should identify locations where parking is allowed and where parking is restricted 

during special events. Publishing event parking beforehand is beneficial so attendees can know their options and 

plan where to park in advance. This may also reduce special event traffic congestion. 

Coupling the special event parking map with temporary signage to direct visitors to available parking locations is 

important to reduce traffic congestion, maximize parking supply, and clearly direct drivers to parking specifically for 

the event. 

Implementation Steps (Where to Start) 

 Develop and publish a special event parking map on the Town website. 
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 Share the map with event promoters and through Town social media. 

 Design and order temporary signage to direct drivers to the public parking locations. 

 Install/place temporary signage for special events. 

What’s Next? 
Paid parking can also be used as a tool to manage parking demand during special events (see B-9.). Setting a tiered 
event rate to encourage parking in lower-cost areas can influence parking behaviors. Pricing premium parking at a 
higher rate will encourage some attendees to park where prices are lower. For example, parking lots immediately 
adjacent to the special event would be priced higher. Parking lots that are further away, still within walking distance, 
and away from residential neighborhoods would be priced at a lower rate to incentivize and direct many attendees 
to park in those lots.  

D-2. Actively monitor the RPP area(s) during the Town’s largest events to identify issues/refine 

program parameters   

The increase in parking demand during special events can overwhelm residential neighborhoods near Downtown 

Windsor, making it challenging for residents to access their homes. Spillover parking from events can result in 

complaints, illegal parking, and nuisances; however, with limited resources, it is difficult to monitor these restrictions 

while also supporting the special events.  

Getting Started 
Earlier recommendations, such as implementing an RPP program (see A-4. And B-5.), expanding the public parking 

supply (see A-6.), increasing the public awareness of parking options (see A-7.), improving the New Lots (see B-3.), 

expanding upon parking signage (see B-4.), and implementing additional parking demand management strategies 

(see B-9.)  may help mitigate some spillover parking impacts by increasing parking supply. However, if time limits or 

paid parking are introduced Downtown, this could exasperate spillover parking behavior from drivers seeking free 

parking options in nearby neighborhoods. 

Therefore, it is recommended that the Town incorporate dedicated parking enforcement during special events. 

Providing parking enforcement during special events will promote compliance and help alleviate the impact of 

events on surrounding residential streets. Special event coverage should be considered when developing a future 

parking enforcement staffing plan.  

Implementation Steps (Where to Start) 

 Monitor and evaluate parking demand in the RPP areas. 

 Adjust any RPP policies to restrict parking to residents and their guests during large Town events. 

 Dedicate personnel to enforce the RPP areas during events. 

 During events when residential parking is permitted only, staff the areas with enforcement 
personnel to guide drivers to event parking locations and warn/cite vehicles without an RPP 
permit. 

What’s Next? 
The Town could leverage the same permit management system recommended for residential and employee permits 
(see B-2. and B-5.) to allow residents to acquire permits online easily. Residents could register their vehicle license 
plates online through the permit management vendor to purchase a permit to park in their neighborhood during 
the event and receive an exemption. The Town should require that residents create an online account and include 
proof of residency. They can upload a copy of their documentation and vehicle information to obtain a permit. Where 
necessary, neighborhood streets should be blocked off to traffic to encourage event attendees to utilize the 
approved public parking areas. 
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LPR technology (see What’s Next? in A-5.) will also assist in identifying vehicles that do not belong to residents. The 
Town could then issue citations and identify illegally parked vehicles in residential neighborhoods. 
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APPENDIX B 
INFRASTRUCTURE ASSESSMENT 
Executive Summary 
This Infrastructure Assessment (“Assessment”) includes methodology, observations, and high-level takeaways from 

a two-day onsite visit with Town of Windsor staff, local stakeholders, and other community representatives on July 9-

10, 2024.  

The purpose of the Assessment was to evaluate the Town’s on- and off-street public, private and shared use (public 

and private) parking assets in the downtown core (along Main Street/State Highway 257) and on adjacent streets 

throughout the forty-eight (48) block Study Area.  

 

 

The Assessment included field observation of the Town’s:   

• On-Street Parking Facilities 

• Off-Street Parking Facilities 

• Signage and Wayfinding 

• Bicycle Infrastructure 

• Pedestrian Experience  

• Accessibility Considerations 

The information documented during this Assessment will be used to inform specific strategies and associated 

implementation steps that will be included in Task 5, creation of the Parking Action Plan. 

Figure 1. Downtown Windsor Study Area. 
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Assessment Methodology 
The Assessment was conducted on foot, and over the course of the two-day visit, two members of the DIXON team 

walked every block of the Study Area. Observations were made in the morning (10:00 a.m.), midday (Noon), 

afternoon (4:00 p.m.) and early evening (6:00 p.m.).  

In addition to field observations, DIXON met with Town staff, hosted a small group meeting consisting of downtown 

residents, local business and property owners, conducted door-to-door “Knock and Talks” with fifteen (15) 

downtown businesses located along Main Street, and visited with members of the Windsor Downtown Alliance 

(WDA) staff and board. Additionally, DIXON attended two charettes hosted by the WDA regarding the proposed 5th 

Street Project.  

Public Parking Overview 
All public parking in Downtown Windsor is currently free and without restriction (e.g., time limits or payment 

required). The Town does not have any active parking permit programs nor are any technologies used to monitor or 

manage public parking assets. Parking during the Town’s popular special events is also unmanaged with all parking 

lots and on-street areas available on a first-come, first-served basis.  

Organization & Funding 
Currently, the Town’s parking infrastructure is touched by several different departments: 

• Community Development is the most actively involved department, with Planning Division staff 

responsible for leading parking studies and/or coordinating the collection of parking data. Members of the 

Planning Division have also served in a project management role for recent on- and off-street parking lot 

and pedestrian improvements. 

• Public Services (Streets) is responsible for parking asset maintenance, including on- and off-street 

pavement markings, pavement stenciling, installation of regulatory signage and snow removal. Parks, 

Recreation & Culture designs and maintains all landscaping elements in and around off-street parking 

facilities.  

• Public Safety is responsible for responding to reported parking issues and issuing parking citations, if 

warranted (e.g., blocked driveways during events, ADA violations).  

Final decision-making authority for the Town’s parking assets resides with the Town of Windsor Board of Trustees. 

The Town’s Planning Commission also provides input, guidance, and approval (when appropriate) on parking-

related planning and development projects. 

Funding for parking investments – from planning efforts to infrastructure improvement projects – is provided by the 

Town’s General Fund. 

Public Parking Inventory & Assets 

Inventory 
The Study Area for this Assessment included 1,713 total parking spaces, 796 on-street/curbside and 917 off-street. 

The off-street spaces have been further categorized into public off-street, private off-street and public/private off-

street (or “shared use”). Parking inventory, also commonly known as the parking “supply” or parking “capacity,” is 

the number of parking spaces within the Study Area.  

To define the total inventory for the Downtown Parking Management Plan, DIXON created a Geographic Information 

Systems (GIS) database and map using a combination of Google Maps and field verification. Recent Google Maps 

street view, aerial imagery and drone footage, were used to count marked spaces and measure the length of curb 

segments that allow parking but where individually marked parking stalls are not present. To calculate the inventory 
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for unmarked segments, DIXON assumed the length of a parallel parking space at 22 feet, and perpendicular/angled 

spaces at 8 feet. Once the GIS database and map were completed, numbers were verified in the field. 

 

 

 

Public Parking Inventory 2022 2024 

Total Parking Spaces 1,409 1,713 

On-Street/Curbside Spaces 751 796 

Public Off-Street Spaces 305 332 

Private Off-Street Spaces 312 509 

Public/Private Off-Street Spaces 70 76 

 

Since the Town’s previous parking study, which was completed in 2022, 304 spaces have been added to the Study 

Area. This increase is due to a number of factors, including the addition of 126 new spaces by the Town, an expanded 

Study Area in 2024 and differences in collection methodology, especially when considering the ambiguity of 

unmarked/gravel locations. DIXON does not know the specific methodology of the 2022 and inventory collection, 

so it is challenging to make an “apples to apples” comparison of the previous inventory values. However, DIXON has 

prepared a detailed on-street curb GIS file that will allow the Town to keep track of their curbside assets going 

forward. 

 
Figure 2. GIS Format for On-Street Parking Space Inventory 
 

Table 1. Town of Windsor Public Parking Inventory – 2022 vs. 2024 
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On-Street Parking Facilities 

Location & Type 
On-street or curbside parking is 

located on most streets throughout the 

Study Area, except for a few locations 

where on-street parking is disallowed 

for railroad crossings and/or where 

other issues exist that make on-street 

parking not viable (e.g., near 

intersections, where visibility is limited 

for motorists).  

On-street parking in the core of 

downtown, where most of the 

commercial land uses exist, is pull-in 

angle parking. In the more residential 

areas, along Walnut Street, on-street 

parking transitions to parallel parking. 

There is also one small section of back-

in angle parking located directly in 

front of Town Hall on the south side of 

Walnut Street.  
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Condition 
On-street parking spaces are sized within industry best practice ranges at 16’ x 8.5’ for angled spaces and 22’ x 7’ for 

parallel spaces (per the Town’s Design Criteria). Pavement markings (e.g., stall lines) are well-maintained and visible. 

The presence of parking regulatory signage and pavement markings was limited to the following: 

• Signage related to spaces reserved for active Electric Vehicle (EV) charging. 

• Pavement markings indicating “5 MIN PARKING ONLY” located on the east side of 4th Street. 

• Americans with Disabilities (ADA) signage and pavement markings located throughout the Study Area. 

• Manual on Uniform Traffic Control Device (MUTCD) signage (e.g., “NO PARKING ANY TIME,” “NO PARKING 

15 MIN. LOADING ZONE”.) 

During the morning, midday and afternoon collection windows, parking was widely available along Main Street 

between 7th Street and 3rd Street, and on-street both north of Main Street (between Main Street and Ash Street) and 

south of Main Street (between Main Street and Walnut Street).  

On-street parking in the residential areas along Walnut Street was observed to be largely available, with only a few 

cars along Walnut between 7th Street and 1st Street. The one exception was around Town Hall, where all on-street 

parking immediately adjacent to the building and within a one to 1 ½ block radius was observed to be full or mostly 

full throughout the day. The vehicles were marked law enforcement and the reason for their presence on the 

observation days was Police Chief interviews that were taking place at Town Hall. 

During the midday observation, on-street parking on both the north and south sides of Main Street increased 

moderately, however, several spaces were still available on each block. Additionally, on-street parking on 7th Street 

through 1st Street both south of Main Street to the edge of the Study Area (the alley just south of Walnut Street) and 

north of Main Street (to Birch Street) had ample availability.  

 

As an illustration of the ample 

availability, a work truck and trailer were 

parked parallel to the curb on Main 

Street during most of the day.  

However, around 4:00 p.m. each day, 

the on-street parking spaces on the 

block where the Windsor Mill building is 

located (the corner of 3rd Street and Main 

Street) began to fill. By 6:00 p.m., nearly 

every on-street space on the south side 

of Main Street from 3rd Street to 4th Street 

and on 3rd Street from Main Street to 

Walnut Street (both sides of the street) 

was occupied.  

Electric Vehicle (EV) Charging 
The Town has one, dual-port ChargePoint Level II charging station located on 3rd Street just southeast of Town Hall, 

near Main Community Park. The charging station was in good repair and the spaces immediately adjacent to the 

station were marked as “ELECTRIC VEHICLE PARKING ONLY WHILE CHARGING.” 
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Off-Street Parking Facilities 

Location & Type 
Three distinct types of off-street parking facilities are included in the Study Area, public, private, and public/private 

(shared use). Only the public and public/private facilities are included in the Assessment as they are within the Town’s 

span of control (Table 2). 

 

Name Location Stalls Type Surface Condition 
History Museum lot & 
Boardwalk Park loop 

100 N 5th St &  

112 N 5th St 

32 Public Paved 

Heritage Center lot 116 N 5th St 5 Public Dirt/gravel 

Boardwalk lot 421 Birch St 91 Public Paved 
West New Lot 512 Ash St 100 Public Dirt/gravel 

East New Lot 500 Ash St 105 Public Dirt/gravel 

Bethel lot 328 Walnut St 26 Public/Private Paved 
Walnut lot 211 5th St 50 Public/Private Paved 

 

Asset Condition 
The paved parking areas were all observed to be in good condition, with well-maintained and visible pavement 

markings. No visible deterioration was observed, and the lots were all free of debris, trash (except in designated 

receptacles).  

Windsor is fortunate to have several off-street parking assets located conveniently behind its core commercial 

district. Informed by findings from the 2022 Downtown Parking Study, the Town actively pursued shared parking 

agreements with private parking asset owners and has invested staff time and Town resources to update and 

revitalize several underutilized parking areas. As a result of these investments, residents and visitors are now able to 

park in the Museum Lot (off 5th Street in between the Windsor History Museum and the Art & Heritage Center), the 

Walnut lot (between 4th Street and 5th Street), and the Bethel lot off 4th Street behind Bethel Lutheran Church).  

In January 2023, a citizen-led Special Election resulted in a code amendment to add a permanent parking zone in 

the central business district. The focus of the Special Election was a three-block stretch of property comprised of a 

series of empty lots, located at Ash St. & 4th St. and Ash St. & 5th St. (also known as the “New Lots”). While originally 

envisioned as part of a mixed-use redevelopment project called the “Downtown Revitalization Project,” two of the 

parcels are currently used for public parking (New Lots) and the third parcel is the American Legion (all three parcels 

are owned by the Town). During DIXON’s site visit, the West New Lot was empty during the morning, midday, and 

evening observation periods, with only 1-2 cars ever observed in the lot. The East New Lot saw more activity with a 

slow, but steady, increase in vehicles throughout the day.  

On June 17, Town Public Works staff brought a Design Proposal to the Town Board outlining the following cost, 

timing and stall yield for design and construct parking areas on both sites, including, lighting, landscaping, and utility 

installation. Combined, the project would cost roughly $464,000 to design, between $2,250,000 - $3,250,000 to 

construct and yield 150-200 parking stalls. As of the writing of this memo, no decision has been made on the 

proposal. 

Table 2. Town of Windsor Off-Street Public & Public/Private Off-Street Facilities 
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Signage & Wayfinding 
Signage and wayfinding are vital components of 

downtown navigation due to the high 

concentration of vehicles, public transportation, 

bicycles, and pedestrians. Clear and highly-visible 

parking signage can help guide motorists to 

available public parking, both decreasing anxiety 

about where parking can be found and mitigating 

the congestion that comes with drivers looking for 

parking. 

Both auto-directional and destination signage were 

observed throughout Downtown Windsor. Auto-

directional signs are meant for the motorist and 

should be strategically located to help 

“breadcrumb” parkers to public parking areas, 

easily visible (not obstructed by trees/bushes), and 

with character size and sign reflectivity that is 

MUTCD compliant. Parking destination signage is located at a facility and provides a visual cue that a motorist has 

arrived at their destination. The destination sign usually includes a facility name and regulations, if any.  

DIXON observed both auto-directional and destination signs throughout the Study Area that aligned with the Town’s 

brand identity, displaying green and blue coloring, and large, legible white characters. Signs also included a large 

“P” symbol, which can be helpful for non-English speaking parkers. All auto-directional signs and some of the 

destination signs, included arrows to guide drivers to public parking facilities.  

Overall, the Town’s auto-directional and destination signage was clear and well-placed. Building on the Town’s 

existing signage infrastructure, DIXON observed opportunities for an enhanced wayfinding experience in the 

following areas: 

• Several lots were observed to have an abundance of individual space signs, 

indicating private and/or tenant parking only. Some of the signs were 

confusing due to their use of addresses and application of directional 

arrows. Several downtown business owners also commented on the 

confusing nature of the in-lot signage during the “Knock and Talks.” 

Additionally, some lots had only a few spaces open for public parking, while 

the rest were marked reserved or for tenant use only. The public spaces 

were not signed, which could lead to motorist confusion about whether they 

are available for public use. 

• As previously mentioned, the presence of parking regulatory signage was 

limited, however DIXON did note the presence of a variety of different 

temporary parking restriction signs throughout the Study Area. Some signs 

were attached to cones and/or other traffic control devices indicating “NO 

PARKING TEMPORARY POLICE ORDER” and “NO PARKING TOW AWAY ZONE.” Some signs were also 

faded/hard to read and during field observation, DIXON was asked about the sign by a parking motorist 

who was wondering if they could park in the area. 

• Trip planning can start online, especially for visitors coming downtown to attend one of Windsor’s popular 

events. While the Town has a robust amount of information about parking studies/recent investments on its 
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website, there is a notable lack of information about where to park and that parking in Windsor free and 

abundant. Online resources about where and how to park in Downtown Windsor, including a map with 

recognizable landmarks would help supplement the 

Town’s existing directional and destination signage. 

• While discussion is ongoing about whether the New 

Lots will remain gravel or improved to a paved 

surface, both destination and auto-directional 

signage should be added as the parcels have been 

identified by local voters as permanent parking. 

While the financial investment to pave/improve the 

lots would be significant, if the lots are going to be 

parking for the next several years, the Town would 

benefit from their improvement into more attractive, 

safe and accessible parking areas. Paving and 

striping the lots would also increase the capacity of 

the lots by defining stalls, thus maximizing the 

potential parking for the benefit of downtown and 

the Boardwalk Park recreation area.  

 

Bicycle Infrastructure 
During the DIXON site visit, one permanent bicycle rack and two 

temporary bicycle racks were observed at Boardwalk Park, with 

five permanent bicycle racks located along Main Street. Bicycle 

signage and wayfinding elements, including the Walnut Street 

Bikeway signs and painted on-street markings, were all observed 

to be in excellent condition. 

In 2021, the Town prioritized the Walnut Corridor Bikeway project 

as a direct response to input received from the community during 

the draft phase of the Transportation Master Plan (TMP). The 

location of the Walnut Corridor Bikeway – just one block off Main 

Street – provides a low stress option for those wishing to travel 

downtown by bicycle for work or special events. During the “Knock 

and Talks” with downtown businesses, several employees 

mentioned commuting by bicycle to downtown with no issues. 

Pedestrian Connectivity 
Currently, the experience for those parking vehicles in Downtown 

Windsor and navigating to their destination varies widely 

depending on someone’s chosen parking location. For those 

using one of the Town’s recently improved parking lots just south 

of Main Street, the pedestrian experience is positive – with clear 

paths to the main commercial corridor, some with enhanced 

walkways like the one leading from the northeast corner of the 

Walnut lot to Main Street. The experience for those parking on-
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street along some of the side streets in Downtown Windsor (6th Street – 3rd Street) and in the more residential areas 

(along Walnut Street and Birch Street) is also very pedestrian-friendly with easy access to sidewalks and significantly 

less traffic. 

The pedestrian experience for those parking along Main Street can be a bit more challenging with more traffic and 

larger vehicles to navigate when crossing the highway. The Town’s investment in Rapid Flashing Beacons (RFBs) on 

Main Street provides notable support for pedestrians and there is opportunity for the addition of more RFBs to 

enhance a greater number of crosswalks that connect the residential areas south of Main Street to the Boardwalk 

Park recreation areas.  

Additionally, the Town currently has both paved and unpaved/gravel 

parking areas. While gravel parking areas can be hard to manage/sign 

for pedestrian access, if the two New Lotss are to remain unpaved, the 

Town should consider regrading the lots and filling some of the 

potholes that have developed due to lot usage. Several larger 

potholes have developed, especially in the West New Lots that will 

continue to expand/erode with the changing seasons.  

While pedestrian improvements were well-covered in the Town’s 

recent Transportation Master Plan (2020), it is important to note for 

the purpose of the Downtown Parking Management Plan that 

providing accessible pedestrian connections to/from public parking 

areas is important the overall experience of navigating downtown. 

Accessibility Considerations 

On-Street 
Throughout the Study Area, DIXON’s data team identified twenty (20) 

on-street parking spaces that were marked for Americans with 

Disabilities (ADA) parking. Previously, parking guidance provided by 

the U.S. Access Board under the ADA has been focused on the 

quantity and layout of vehicle and van parking spaces in off-street 

facilities (e.g., lots and garages). However, very recently, the Access 

Board, under both ADA and the Architectural Barriers Act (ABA), 

published new guidelines that will apply to a number of elements in 

the public right-of-way, including on-street parking.1 As the Town has 

recently added new on-street parking spaces, and as a result of this 

Plan, may look for additional opportunities to expand supply using 

existing on-street resources, it is strongly recommended that Town 

staff familiarize themselves with the Access Board’s new Public Right-

of-Way Accessibility Guidelines (PROWAG).  

Off-Street 
ADA indicates that the number of accessible parking spaces must be 

considered separately for each parking facility (lot), not based on the total number of parking spaces provided in 

 
1 U.S. Access Board, Public Right-of-Way Accessibility Guidelines (PROWAG), access-board.gov/prowag 
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each area2. A quick reference guide covering the off-street facility sizes present in Downtown Windsor is provided in 

Table 3. 

 

Total Number of Parking 
Spaces Provided in a 
Parking Lot or Facility 

Minimum Number of 
Accessible Parking 

Spaces 

1 to 25 1 
26 to 50 2 

51 to 75 3 

76 to 100 4 

101 to 150 5 
 

ADA also provides specific rules for vehicle and van parking stall width, access aisle width, slope/grade, sign type 

and installation. During the July site visit, DIXON observed that the Town’s off-street ADA space allotment and 

configuration varied by facility/lot with some compliance issues noted in both space quantity and layout. Due to the 

importance of ensuring current and future compliance with ADA standards, a recommendation of the Downtown 

Parking Management Plan will be completion of an ADA Transition Plan for both on- and off-street parking facilities. 

 
2 U.S. Department of Justice, Civil Rights Division, ADA.gov “Accessible Parking Spaces” 

Table 3. ADA Off-Street Space Requirements 
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PARKING UTILIZATION STUDY  

Methodology 

This study takes a systematic approach to analyzing parking 

trends and patterns. First, we give an overview of the study 

area, then dive into how we collected the inventory, the 

data collection methods we used, the key things to 

consider during the collection period, and how we 

integrated historical data to get a complete picture. 

Study Area 

Dixon Resources Unlimited (DIXON) collected parking data 
on behalf of the Town of Windsor (Town) as part of the 
Downtown Parking Management Plan to demonstrate the 
current parking conditions for 48 on-street block faces, 
eight (8) public on-street lots, 18 private off-street lots, and 
two (2) shared public and private use lots in Downtown 
Windsor (see Figure 1).  

Inventory 

Parking space inventory (number of parking spaces) was 
collected for on-street block faces in the Study Area. Inventory counts were captured using Geographic Information 
Systems (GIS) and Google Maps (Street View and aerial imagery measurements), with in-person field verification to 
count marked spaces and calculate space counts from the measurements of curb segments where parking is allowed. 
In areas without marked spaces and where parking is allowed, parking spaces were measured assuming a 20-feet 
space size, while a space size of 18-feet was used when a space is immediately adjacent to a driveway, as the curb 
cut associated with the driveway allows for easier entry and exit from the space as opposed to parallel parking 
between two vehicles. The posted policies, driveways, loading zones, and red curbs were also recorded as part of 
the inventory measurement process. Total off-street parking inventory space counts were collected in the field. Off-
street locations that did not have marked spaces were given an approximate estimate of the number of spaces. 

Data Collection 

Data was collected by DIXON field staff using vehicle-mounted License Plate Recognition (LPR) and drone 
technology. On-street and off-street parking data such as occupancy and length of stay is determined from these 
collections. Camera-mounted drones are flown by an FAA certified pilot to collect off-street data as well as verify on-
street data. Data was collected for nine (9) total days every hour from 7:00 AM to 7:00 PM. The dates of collection 
occurred over three (3) rounds of collection in May, July, and August/September in 2024. Data collection for round 
1 in May occurred on Saturday, May 4 and Wednesday, May 8, for round 2 on Thursday, July 25, Friday, July 26, and 
Saturday, July 27 and for round 3 on Friday August 30, Saturday August 31, Sunday September 1, and Monday 
September 2.  

Collection Rounds Considerations 

Round 1 shows standard non-peak season days throughout the year, where school is in session. Round 2 shows 
standard peak season days in the summer. During this round there was a summer concert series at Boardwalk Park 

Figure 1. Study Area Map 

APPENDIX C 
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in the evening of Thursday, July 25. Round 3 shows peak season days coinciding with Labor Day Weekend and the 
Windsor Annual Harvest Festival. The events and activities have a significant effect on the parking utilization in 
Downtown Windsor. Below is a summary of the events and activities of the festival that most impacted data collection 
to add context to the data collected. 
 
Friday, August 30:  

No events 
Saturday, August 31:  
1. Farmers Market at Boardwalk Park - 8:30 AM 

- 12:30 PM.  
2. Vendor Load In and setup Windsor Main Park 

- 9:00 AM – 5:00 PM.  
3. Concert at Boardwalk Park – 6:00 PM – 9:00 

PM 

Sunday, September 1: 
1. Arts & Crafts, Commercial & Food Booths, 

Amusement Rides & Games and other events 
at Windsor Main Park - 9:00 AM-5:00 PM. 

 

Monday, September 2:  
1. Harvest Festival Parade - 9:00 AM - 11:00 AM. 

Arts & Crafts, Commercial & Food Booths, 
Kid's Amusement Rides & Games and other 
events at Windsor Main Park - 9:00 AM-5:00 
PM. 

Historical Data 

Additionally, the Town provided six days of historical data collected between September 2016 and September 2020 

to compare against the data DIXON collected as part of this study. The historical data was provided in a map format 

without exact occupancy percentages, so DIXON converted the maps into a database of the percent occupancy 

range that each block face was given for the date and time of the map. These historical maps used a different 

occupancy percentage range than DIXON, which utilizes the industry standard of 85 percent indicating the high 

occupancy threshold. The historical occupancy percentages use a range of 0-25%, 25-50%, 50-75%, and greater 

than 75%. Therefore, exact historical occupancy rates were unknown, and this limited the exact comparison of 

historical data with data DIXON collected for this 2024 study.  

Page 119 of 149



 
 

 3 

Results 

Key Considerations 

The parking industry considers the ideal target parking occupancy rate to be 85%1, meaning that there are 
approximately one or two parking spaces available per block face, or in a desired parking area. This occupancy 
target minimizes congestion and maximizes utilization of parking assets. Areas that regularly exceed 85% occupancy 
can appear full to the parking public and contribute to congestion as motorists circle looking for an available space. 
Likewise, areas that regularly are well below 85% are considered underutilized. The goal is to seek a balanced 
parking system that remains at or near 85% occupancy during most times on average, knowing that there will 
realistically be some exceptional or outlier times. 
 
When parking durations are long, this means that the turnover of parking spaces is low. Conversely, when durations 
are shorter, this means that turnover is high. High turnover can maximize the number of motorists that can utilize 
available parking assets, which is especially important in commercial areas due to proximity to goods and services 
and the need for customer access. 
 
 

 

 

 

 

 

 

 

Occupancy 

Overall, occupancy in Downtown Windsor is low; however, there are geographic and event-based hot spots around 

key downtown destinations. Figures 2 and 3 show on and off-street average occupancy rates throughout the day, 

and while occupancy rates significantly increased during events and at peak times in hotspots, the overall average 

occupancy did not exceed 85% for the combined on and off-street locations within the Study Area. 

 
1 Donald Shoup, The High Price of Free Parking (Planners Press, 2011) 

Definition of Terms 

Inventory: The number of spaces per on-street block face or off-street locations. 

Occupancy: The percentage of parking supply that is occupied.  

Length of Stay: The amount of time a car remains in a given parking space. Also referred 
to as the duration.  

Turnover: The rate at which a parking facility is used, or the number of vehicles that can use 
a parking space within a given time. 

Block face: A single side of the street between two cross streets. 
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Figure 2. On-Street Occupancy for All Dates 

 

Figure 3. Off-Street Occupancy for All Dates 
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From approximately 4:00 p.m. to the end of the collection at 6:00 p.m. for each for each day of collection, on and off-

street occupancy was consistently high between Main St. and Walnut St. and between Third St. and Fourth St. (see 

Figure 4) where there are several popular restaurants. Adjacent streets to this area were also higher than normal as 

a result.  

Figure 4. May 4, 2024 Occupancy – Saturday, 6:00 p.m. “The Mill Tavern" 

 

There were two events held at Boardwalk Park, the Summer Concert Series on Thursday July 25th and the Harvest 

Festival Concert on August 31st, which brought increased occupancy to on and off-street spaces in the north section 

of the study area near the park (see Figure 5 and Figure 6).  However, parking spaces remained available two to three 

blocks from the park. 

Figure 5. July 25, 2024 Occupancy – Thursday 6:00 p.m. “Summer Concert Series” 
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Figure 6. August 31, 2024 Occupancy - Saturday 6:00 p.m. ”Harvest Festival Concert” 

 

The highest average occupancy rates were observed at 9:00 a.m. on Monday, September 2nd 2024. On-street 

occupancy was 82% and off-street occupancy was 59% (see Figure 2 and Figure 3) due to the Parade which both 

drew visitors and overtook on-street parking on Walnut St. 

Comparison with Historical Occupancy Data 

The Town of Windsor provided data from previous data collection efforts in 2016, 2018 and 2020. Based on these 
results, overall occupancy has historically been low in Downtown Windsor. Historical occupancy did not exceed 50% 
during any of the data collections before 2024. Changes in occupancy between historical data and 2024 data were 
not significant. During the collections done by DIXON in 2024, on-street and off-street occupancy only exceeded 
50% after 5pm and during special events, such as the Labor Day Parade.  

Length of Stay 

The average vehicle length of stay in Downtown Windsor is short. Most people stay less than 2 hours for both on and 

off-street space, as shown in Figure 7 and Figure 8.  

Throughout the study, off-street spaces experienced slightly greater lengths of stay than on-street spaces.  

On average, throughout all data collection rounds, 94% of vehicles stayed less than 4 hours in on-street spaces (81% 

of vehicles stayed less than 2 hours and 13% stayed between 2 and 4 hours). For off-street spaces, 83% of vehicles 

stayed less than 4 hours (64% of vehicles stayed less than 2 hours while 19% stayed between 2 and 4 hours). 

Greater lengths of stays were generally observed in the southern section of the study area, south of Walnut St. This 

area is more residential. The average length of stay data was affected by some vehicles that did not move all day. 
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Figure 7. On-Street Length of Stay 

 Figure 8. Off-Street 
Length of Stay 
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Tables (Occupancy and Length of Stay) 

Table 1. On-Street Occupancy 

Collection Date 7am 8am 9am 10am 11am 12pm 1pm 2pm 3pm 4pm 5pm 6pm Total 

Historical 

Sat, Sep-03-2016     32%                   33% 

Tue, Apr-03-2018    33%         33% 

Sat, Aug-11-2018     33%                   33% 

Fri, Jul-19-2019       38%      38% 

Sat, Sep-05-2020     32% 33% 39% 39%             36% 

Sun, Sep-06-2020           39% 40% 39% 

Round 1 
Sat, May-04-2024 13% 17% 23% 29% 32% 39% 37% 40% 37% 37% 40% 41% 32% 

Wed, May-08-2024 17% 22% 30% 31% 32% 36% 33% 30% 33% 34% 32% 49% 32% 

Round 2 

Thu, Jul-25-2024 13% 18% 27% 31% 31% 28% 27% 24% 26% 20% 34% 55% 28% 

Fri, Jul-26-2024 14% 19% 29% 24% 20% 26% 26% 18% 24% 29% 25% 33% 24% 

Sat, Jul-27-2024 12% 16% 22% 26% 24% 24% 26% 22% 22% 27% 27% 33% 24% 

Round 3 

Fri, Aug-30-2024 22% 24% 26% 30% 28% 30% 32% 30% 32% 29% 34% 44% 30% 

Sat, Aug-31-2024 21% 28% 37% 42% 48% 43% 40% 38% 39% 47% 52% 69% 43% 

Sun, Sep-01-2024 24% 32% 45% 59% 63% 59% 68% 60% 57% 50% 45% 40% 50% 

Mon, Sep-02-2024 25% 58% 82% 68% 60% 56% 36% 50% 50% 40% 41% 28% 52% 

 Total 16% 24% 35% 37% 37% 37% 35% 34% 35% 35% 37% 44% 34% 

               

Table 2. Off-Street Occupancy 

Collection Date 7am 8am 9am 10am 11am 12pm 1pm 2pm 3pm 4pm 5pm 6pm Total 

Historical 

Sat, Sep-03-2016     33%                   33% 

Tue, Apr-03-2018    47%         47% 

Sat, Aug-11-2018     41%                   41% 

Fri, Jul-19-2019       43%      43% 

Sat, Sep-05-2020     33% 35% 38% 37%             36% 

Sun, Sep-06-2020           41% 37% 39% 

Round 1 
Sat, May-04-2024 12% 15% 19% 25% 27% 28% 35% 31% 26% 26% 25% 24% 24% 

Wed, May-08-2024 15% 24% 34% 37% 38% 39% 37% 38% 38% 34% 30% 31% 33% 

Round 2 

Thu, Jul-25-2024 15% 25% 37% 44% 45% 45% 44% 42% 42% 42% 46% 61% 41% 

Fri, Jul-26-2024 14% 24% 33% 39% 40% 40% 39% 40% 37% 38% 35% 31% 34% 

Sat, Jul-27-2024 15% 22% 34% 43% 45% 43% 39% 31% 30% 31% 32% 35% 33% 

Round 3 

Fri, Aug-30-2024 18% 25% 30% 38% 40% 37% 38% 43% 40% 34% 33% 29% 34% 

Sat, Aug-31-2024 19% 29% 45% 47% 45% 40% 36% 36% 40% 48% 52% 61% 42% 

Sun, Sep-01-2024 17% 19% 21% 26% 36% 38% 38% 41% 40% 42% 40% 37% 33% 

Mon, Sep-02-2024 20% 22% 59% 68% 52% 50% 42% 39% 40% 37% 30% 27% 41% 

 
Total 16% 23% 35% 41% 41% 40% 39% 38% 37% 37% 36% 38% 35% 
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Table 3. On-Street Length of Stay 

Collection Date 0-2 hrs. 2-4 hrs. 4-6 hrs. 6-8 hrs. 8+ hrs. 

Round 1 
Saturday, May 4, 2024 66% 22% 6% 2% 4% 

Wednesday, May 8, 2024 65% 23% 5% 3% 5% 

Round 2 

Thursday, July 25, 2024 88% 7% 2% 1% 1% 

Friday, July 26, 2024 87% 10% 2% 1% 0% 

Saturday, July 27, 2024 85% 11% 3% 1% 1% 

Round 3 

Friday, August 30, 2024 87% 8% 3% 2% 1% 

Saturday, August 31, 2024 85% 10% 3% 1% 1% 

Sunday, September 1, 2024 80% 14% 3% 1% 1% 

Monday, September 2, 2024 82% 12% 3% 1% 1% 

 

Table 4. Off-Street Length of Stay 

Collection Date 0-2 hrs. 2-4 hrs. 4-6 hrs. 6-8 hrs. 8+ hrs. 

Round 1 
Saturday, May 4, 2024 55% 24% 5% 6% 10% 

Wednesday, May 8, 2024 53% 23% 7% 7% 11% 

Round 2 

Thursday, July 25, 2024 64% 17% 8% 4% 7% 

Friday, July 26, 2024 55% 20% 8% 3% 6% 

Saturday, July 27, 2024 64% 18% 8% 3% 6% 

Round 3 

Friday, August 30, 2024 61% 17% 9% 6% 7% 

Saturday, August 31, 2024 75% 13% 5% 3% 4% 

Sunday, September 1, 2024 68% 19% 4% 3% 6% 

Monday, September 2, 2024 67% 21% 5% 2% 5% 
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Occupancy Chart by Round 

Figure 9. May 2024 (Round 1) On-Street Occupancy 

 
Figure 10. May 2024 (Round 1) Off-Street Occupancy 
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Figure 11. July 2024 (Round 2) On-Street Occupancy 

 

Figure 12. July 2024 (Round 2) Off-Street Occupancy 
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Figure 13. August/September 2024 (Round 3) On-Street Occupancy 

 

Figure 14. August/September 2024 (Round 3) Of-Street Occupancy 
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Maps (Occupancy and Length of Stay)  

Figure 15. Wednesday, May 08, 2024 (Round 1) Average Occupancy  

 

Figure 16. Saturday, May 04, 2024 (Round 1) Average Occupancy  
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Figure 17. Thursday, July 25, 2024 (Round 2) Average Occupancy  

 

Figure 18. Friday, July 26, 2024 (Round 2) Average Occupancy  
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Figure 19. Saturday, July 27, 2024 (Round 2) Average Occupancy  

 

Figure 20. Friday, August 30, 2024 (Round 3) Average Occupancy  
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Figure 21. Saturday, August 31, 2024 (Round 3) Average Occupancy  

 

Figure 22. Sunday, September 1, 2024 (Round 3) Average Occupancy  
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Figure 23. Monday, September 2, 2024 (Round 3) Average Occupancy  
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Figure 24. Wednesday, May 8, 2024 (Round 1) Average Length of Stay 

 
 

Figure 25. Saturday, May 4, 2024 (Round 1) Average Length of Stay 
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Figure 26. Thursday, July 25, 2024 (Round 2) Average Length of Stay 

 

Figure 27. Friday, July 26, 2024 (Round 2) Average Length of Stay 
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Figure 28. Saturday, July 27, 2024 (Round 2) Average Length of Stay 

 

Figure 29. Friday, August 30, 2024 (Round 3) Average Length of Stay 
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Figure 30. Saturday, August 31, 2024 (Round 3) Average Length of Stay 

 

Figure 31. Sunday, September 1, 2024 (Round 3) Average Length of Stay 
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Figure 32. Monday, September 2, 2024 (Round 3) Average Length of Stay 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Drone Imagery 
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Figure 33. May 4, 2024 Occupancy – Saturday, 6:00 p.m. 

 

 

Figure 34. May 4, 2024 Occupancy – Saturday, 6:00 p.m. 
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Figure 35. July 25, 2024 Occupancy - Thursday 6:00 p.m. 

 

 

Figure 36. July 25, 2024 Occupancy - Thursday 6:00 p.m 

 

 

 

 

 

Page 141 of 149



 
 

 25 

Figure 37. August 31, 2024 Occupancy - Saturday 6:00 p.m. 

 

 

Figure 38. August 31, 2024 Occupancy - Sunday 2:00 p.m. 
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APPENDIX D 
 
Job Title: Parking & Access Coordinator 
Department: Community Development 
Reports to: Community Development Director 
Location: Town of Windsor, Colorado 

Summary of Duties: The Town of Windsor is seeking qualified candidates to lead the Town’s newly created 

Parking & Access program. As the Town’s first Parking & Access Coordinator, you will have the opportunity to 

serve the Windsor community and our visitors through coordination of a friendly and safe public parking 

experience. This position will be responsible for implementation of the Town’s recently adopted Downtown 

Parking Management Plan, with the goal of improving access to parking for residents, businesses, and 

visitors. 

Key Responsibilities: 

● Plan Implementation: Oversee implementation of the Town’s Downtown Parking Management Plan, 

including development of an annual work plan and supporting budget. 

● Regulation & Municipal Code Compliance: Ensure compliance with local, state, and federal parking 

regulations and ordinances. This will include identifying municipal code updates. 

● Parking Permit Administration: Manage the implementation of the Town’s first Residential Parking 

Permit (RPP) program, including leading stakeholder outreach, permit issuance and program 

monitoring. 

● Access Improvement: Develop and implement strategies to improve access to parking, including 

signage, wayfinding, and technology solutions. 

● Stakeholder Engagement: Collaborate with residents, businesses, and community organizations to 

address parking concerns and improve services. 

● Data Analysis: Coordinate the Town’s annual data collection process through management/direction 

of third-party vendors who collect and analyze data on parking usage, trends, and needs to inform 

decision-making and policy development. 

● Budget Management: Prepare and manage the annual budget for the Parking & Access program, 

including revenue generation and expense control. 

● Reporting: Prepare regular reports on implementation of the Downtown Parking Management Plan, 

including results from the RPP pilot, data collection, etc. 

Knowledge, Skills & Abilities 

● Ability to plan, organize and coordinate an annual work plan. 

● Demonstrated financial literacy, including the ability to manage an annual budget of $100,000-

$250,000. 

● Ability to analyze, interpret, explain and apply technical policies, procedures, municipal codes and 

statutes. 

● Exercise sound independent judgment within established guidelines. 

● Prepare clear, concise, and complete reports, correspondence and other written materials. 
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● Ability to prepare and present clear oral presentations. 

● Excellent written and oral communication skills. 

● Proficient in business computer applications related to work such as Microsoft Word, Excel, Access, 

PowerPoint and the Google Suite. 

● Ability to develop and maintain cooperative working relationships with local residents, contractors, 

stakeholder and Town staff. 

Working Conditions: 

● Environment: Office environment with occasional fieldwork. 

● Physical Demands: Ability to lift up to 25 pounds, walk or stand for extended periods, and work in 

various weather conditions. 

Salary:  

● Suggested hourly range: $20-$25 per hour ($45,760-$52,000/annually) 

Benefits: 

● To be completed by the Town’s Human Resources Department. 

Application Process:  

● To be completed by the Town’s Human Resources Department. 
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APPENDIX E 

SHARED USE AGREEMENT FOR PARKING FACILITIES 

This Shared Parking Agreement ("Agreement") is made and entered into as of (Date), by and 

between the Town of Windsor, Colorado ("Town"), a Colorado home rule municipality and 

(Private Parking Facility Owner) a Colorado (enter business type). 

RECITALS 

WHEREAS, the Shared Use Agreement for Parking Facilities, entered into this ____ day of 

__________, ______, between __(Primary Landlord)_, hereinafter called lessor and _(Secondary 

User)_, hereinafter called lessee. In consideration of the covenants herein, lessor agrees to share 

with lessee certain parking facilities, as is situated in the Town of Windsor and State of Colorado, 

hereinafter called the facilities, described as: __(Facility Name)_ , a  (Type of Facility) containing 

_______ spaces located at _________(Street Address)____________.  

WHEREAS, the facilities shall be shared by the lessor and lessee according to the terms contained 

here commencing with the ____ day of __________, ______, and ending at 11:59 PM on the ____ 

day of __________, ______, for an agreed fee of ___________ dollars per space per month OR other 

considerations as outlined in the agreement herein.  

WHEREAS, the lessor hereby represents that it holds legal title to the facilities the (Private Parking 

Asset Owner) is the owner of certain real property located in the Town of Windsor, known as 

(Legal description of the property) as more particularly described in Exhibit A attached hereto 

and incorporate herein (the “Facility”).  

WHEREAS, the parties desired to share the costs of maintaining the Burdened Property, and 

memorialize the parties’ respective responsibilities.  

AGREEMENT 

NOW, THEREFORE, in consideration of the mutual covenants and promises herein contained and 

other good consideration, the sufficiency of which is mutually acknowledged, the parties hereto 

agree as follows: 

1. Description of Parking Spaces 

● The Owner agrees to provide [number] parking spaces located at [address or description 

of location] ("Parking Spaces"). 
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2. Term 

● This Agreement shall commence on [start date] and shall continue until [end date], unless 

terminated earlier in accordance with the terms of this Agreement. 

3. Use of Parking Spaces 

● The Town shall have the right to use the Parking Spaces for public parking purposes 

during the hours of [start time] to [end time], [days of the week]. 

● The Owner retains the right to use the Parking Spaces outside of the specified hours. 

4. Maintenance and Repairs 

● The Town shall be responsible for maintaining the Parking Spaces in a clean and orderly 

condition during the hours of public use. 

● The Owner shall be responsible for any major repairs or structural maintenance of the 

Parking Spaces. 

5. Insurance and Liability 

● The Town shall maintain liability insurance covering the use of the Parking Spaces by the 

public. 

● The Owner shall not be liable for any damages or injuries occurring during the Town's use 

of the Parking Spaces, except in cases of gross negligence or willful misconduct by the 

Owner. 

6. Termination 

● Either party may terminate this Agreement with [number] days' written notice to the other 

party. 

● Upon termination, the Town shall cease use of the Parking Spaces and remove any 

signage or equipment installed by the Town. 

7. Breach 

● In the event of a breach of any of the terms or conditions of this Agreement by the 

Benefited Property Owner, the Town Manager shall be notified immediately, and the 

Town may take such action as permitted and/or authorized by law, this Agreement, or the 

ordinances and Charter of the Town.  
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8. Miscellaneous 

● This Agreement constitutes the entire agreement between the parties and supersedes all 

prior agreements or understandings, whether written or oral. 

● Any amendments to this Agreement must be in writing and signed by both parties. 

● This Agreement shall be governed by and construed in accordance with the laws of the 

State of Colorado. 

IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the day and year 

first above written. 

Town of Windsor, Colorado 

By:  

Name:  

Title:  

[Private Parking Asset Owner] 

By:  

Name:  

Title:   
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FUTURE TOWN BOARD MEETINGS
 

May 5, 2025 Town Board Work Session (3rd floor due to Joint meeting)
5:30 p.m. P3 Discussion

Joint PC/TB – Downtown Code Updates 
Brush Recycling Discussion

May 12, 2025 Town Board Work Session
5:30 p.m. Board/Manager/Attorney Monthly Meeting

Windsor High School Student Presentation
Museum Strategic Plan

May 12, 2025 Kern Board Meeting
6:45 p.m.

May 12, 2025 Town Board Regular Meeting
7:00 p.m.

May 19, 2025 Town Board Work Session
5:30 p.m. Sustainable Windsor Update

Sales Tax Split Discussion
Proposed SAFEbuilt stormwater inspection services fee increases

May 26, 2025 Canceled – Memorial Holiday

June 2, 2025 Canceled – 1st Monday

June 9, 2025 Town Board Work Session
5:30 p.m. Board/Manager/Attorney Monthly Meeting

Windsor Housing Authority Update
Audit Presentation
Growth Management Area Review

June 9, 2025 Town Board Regular Meeting
7:00 p.m.

June 16, 2025 Town Board Work Session
5:30 p.m. Sex Offender Ordinance Discussion

Barking Dogs Ordinance Discussion
Traffic Offenses Fees Ordinance Discussion

June 23, 2025 Town Board Work Session
5:30 p.m.

June 23, 2025 Town Board Regular Meeting
7:00 p.m.

June 30, 2025 Canceled – 5th Monday
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Future Meetings Agenda
Page 2 of 2

July 7, 2025 Canceled – 1st Monday

July 14, 2025 Town Board Work Session
5:30 p.m. Board/Manager/Attorney Monthly Meeting

July 14, 2025 Kern Board Meeting
6:45 p.m.

July 14, 2025 Town Board Regular Meeting
7:00 p.m.

July 21, 2025 Town Board Work Session
5:30 p.m.

July 28, 2025 Town Board Work Session
5:30 p.m.

July 28, 2025 Town Board Regular Meeting
7:00 p.m.

Future Work Session Topics
• Wildland Resiliency Code 

presentation - sometime in July
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