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Vision
This vision statement is written as a retrospective from
20 years into the future, looking back on Windsor’s
progress as a community.
New residential growth has helped to support Windsor’s historic downtown and emerging commercial areas. Downtown
remains the heart of Windsor, serving as a civic and cultural
hub. Its streets and businesses are teeming with activity, which
are supported through mixed-use and multi-family housing, increased connections to Windsor Lake, and a new library
facility. In the future, the Town has successfully diverted heavy
truck traffic from Main Street, making a safer, pedestrian-oriented neighborhood that is easily accessible through trails and
sidewalks. Similarly at the I-25 interchange, the area has developed into a bustling commercial and employment district that
draws visitors from the north Front Range region and is further
supported by integrated and adjacent high-density housing.
Windsor has developed a strong employment center, with a
diverse range of businesses that lend to a dynamic and resilient
local economy. The Fairgrounds District is a regional attraction
while the Great Western Industrial Park has seen tremendous
growth due to its access to rail and designated truck routes.

GOAL

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

Objectives
1. Prioritize new growth in areas currently served by town infrastructure and services.
2. Incentivize infill development to complete neighborhoods and
leverage existing resources.
3. Develop new neighborhoods adjacent to existing neighborhoods
and urbanized areas.
4. Encourage the oil and gas industry to remediate and develop
former oil and gas extraction sites as they come offline.
5. Support maintenance and investment of existing neighborhood
infrastructure and services as the Town grows.
6. Work cooperatively with adjacent municipalities to coordinate
future land use and development within Intergovernmental Planning Areas and amend intergovernmental agreements to meet
evolving community needs and land use demand.
7. Create an up-to-date action plan for the Downtown area by developing a new Downtown plan or identifying and implementing
applicable components of past downtown planning initiatives.
8. Create a distinct sense of place for the Town’s commercial and
industrial districts.
9. Pursue the use of zoning and form-based development tools
that promote and encourage the type of mixed-use character
the community prefers.
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Introduction to the Commercial
and Industrial Areas

Commercial Areas

Windsor’s commercial and industrial areas provide a wide
range of goods and services, as well as employment opportunities, and play an important role in Northern Colorado’s
economy. From local small businesses to global corporations
and major manufacturing centers, the Town’s commercial corridors and industrial activity areas provide a meaningful part
of Windsor’s community character and contribute to a strategic balance of land uses. Further, Windsor features commercial
and industrial areas distributed throughout the community,
which creates the need to carefully manage residential growth
alongside these zones in a way that appropriately buffers and
transitions between land uses. The Commercial and Industrial
Areas Framework Plan provides recommendations and strategies for the varied districts throughout Windsor.

Windsor’s commercial areas include the Downtown, areas
along key corridors, I-25 interchange area, and designated
Intergovernmental Planning Areas located nearer the edge of
the community. While the Downtown, corridors, and interchange areas all provide existing commercial development
and a wide range of uses, there is tremendous opportunity
for new commercial growth and development within each of
these areas, as well as within the designated Intergovernmental Planning Areas. This section of the Plan focuses on the
different commercial areas of the community and identifies
recommendations as growth and investment in each of these
areas is considered.

I-25 Interchange
One of the most important opportunities for the Town of
Windsor over the life of this plan is the likely build-out of
the I-25 interchange area on SH 392/Main Street. The interchange acts as the primary gateway into the Town of Windsor
and directly links the community with not only the Northern
Colorado region, but the entire Front Range economy. Recent investments have elevated the prominence of the area
through physical improvements to the interchange including
landscaping, signage, gateway monuments, and streetscaping. However, there has been substantial recent regional retail
development at the exits to the north and south, such as Centerra in Loveland, and Walmart and Costco in Timnath, leaving
Windsor to find its niche in the market.
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The Vision
The vision for the area is to serve as a new neighborhood or
urban center for Windsor, and the Northern Colorado area
more broadly, rather than a low-density, suburban-styled
retail interchange that mainly caters to bedroom community
commuters and transient interstate traffic. To a certain degree,
the development and design approach could reflect the concept of an “activity center” node, or “edge city”, for the Northern Colorado region, with a strong relationship to the existing
historic cores in Fort Collins and Windsor, but also to the
entire Front Range. The district would function as a self-supporting, compact neighborhood, while also featuring direct
multi-modal connectivity to these existing mixed-use centers.
The area carries significant potential to develop in a more
complete, mixed-use manner than other exits off I-25.
Through the existing IGA and Corridor Activity Center with
the City of Fort Collins a specific set of uses are approved and
outlined. The vision for the district is to minimize the presence
of automotive-related and auto-oriented highway uses and
develop a mixed-use center or node within Windsor that will
function, in effect, as a contemporary “uptown” styled district
that complements the Town’s historic Downtown, or other
mixed-use neighborhoods like Water Valley.

A Role for Retail Development
A segment of the community has expressed some concern
that the “major retail exits” have already been established
in the corridor and that the existing mix of hotels, fast food,
and light industrial uses at the SH 392 interchange represents
the full potential of Windsor’s only direct frontage on I-25.
Although the retail en¬vironment is competitive throughout
Northern Colorado there are clear opportunities for future
retail development at SH 392 and I-25, but likely as part of a
larger mixed-use district.

Site Design & Development
Strategy Recommendations
The Town should actively pursue the development of the
community’s vision for the area, including recruiting developers and coordinating private property owners. The Town
should consider proactively constructing a roadway network
to frame out the area’s preferred design and begin to help
shape “shovel ready” development sites. These sites should
already be served by all required utilities and infrastructure
and help expedite the development of a master-planned dis-

trict. The Town should deliberate on a pre-approved toolbox of
incentives to help promote the area and position the municipality as an active part of a broader development effort for the
area.
Both the interstate and SH 392’s frontages should be positioned for major, regional commercial and mixed-use development, and real estate setback from these corridors
should be promoted for higher density residential development. Although the district will have a variety of “horizontal” mixed-uses, developed in a compact, highly connected,
multi-modal neighborhood, there will also be opportunities
for “vertical” mixed-use projects, such as multi-story towers.
The area carries the potential for hotels, office buildings, entertainment venues, retail and restaurants, as well as housing.

Leveraging Transit and TransitOriented Development (TOD)
The potential exists to leverage commuting patterns and
future transit, such as the Bustang or even light rail, to connect
the neighborhood to the I-25 corridor and points throughout
Colorado. There should be strong connectivity between this
district and Downtown Windsor, and the Town should evaluate the establishment of frequent bus service, perhaps in an
“Arterial Rapid Transit (ART)” design, along Main Street between
the interchange district and the heart of historic Downtown.
Such a design approach would reinforce Main Street as Windsor’s central corridor, even as it expands north and south, and
strengthen its historic urban core by leveraging its proximity
to I-25 while still providing distinct urban form and character
between the different parts of the community.
In order fully capitalize on the advantages presented by TOD,
the Town should require both minimum residential densities in the area and institute a high level of design standards.
Studies have shown a minimum residential density of 14 units
per acre is needed to support transit, so the Town should
institute a similar minimum residential density in the area.
Additionally, design standards should be utilized to ensure a
high quality built environment that allows for comfortable and
safe pedestrian connections to potential transit stops. Design
standards to consider include build-to lines, required parking
behind buildings, short block faces, and a connected grid system, as well as site design which envisions a future of efficient
adaptive reuse of buildings and sites.
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Harmony Road Corridor
The Harmony Road corridor is one of the main growth areas in
Town and will develop as the central business area that serves
the northern portions of Windsor. The corridor also serves
an important role moving traffic east-and-west throughout
Northern Colorado. Harmony extends from established commercial districts and residential neighborhoods in Fort Collins
across the communities of Timnath, Windsor, and Severance, as well as serves commuters from Eaton. The corridor is
generally anchored by a recently constructed interchange at
I-25, but the portion that most directly impacts the Town of
Windsor is located in-between the interstate and SH 257. The
Town has an existing IGA with Severance at the intersection of
WCR 74 and SH 257 that frames a vision for that area.

The Vision
Harmony Road will develop a series of commercial nodes at
major intersections that provide neighborhood retail and
service businesses for local residents, and establishes a significant part of northern Windsor’s character. The interchange
district already features regional retail destinations, such as
Walmart and Costco, and most of that type of commercial
development will occur in the Town of Timnath. However there
is clear potential to develop a series of commercial properties
that blend with surrounding neighborhoods and provide the
types of key informal community centers, like coffeeshops,
restaurants, grocery stores, and preschools, that define daily
life in a neighborhood.

The Nodes
Development in the Harmony Road corridor will be largely defined by three nodes, located at the major intersections, which
can be classified two ways. First, the intersection at SH 257 will
serve a larger trade area and feature larger foot print buildings
and more intense uses. Secondly, the intersections at 13 and
15 will be primarily anchored on the corners themselves and
more neighborhood-oriented in scale.

SH 257
Windsor has previously planned for the most substantial commercial development to occur at the intersection with SH 257, leveraging the high traffic volume and state highway infrastructure;
this strategy has been formalized in the IGA with Severance. A
potential future development could be a grocery store anchored
shopping center with a variety of out lots and this intersection is
well positioned to serve the market in all three communities.

5.32

Comprehensive Plan | Land Use & Development

WRC 13 & WCR 15
The Town of Windsor should promote additional commercial
develop at the intersections of WCR 13 (Colorado Boulevard)
and WCR 15, which will be small in scale and clustered tightly
around those corners. There are some stormwater management issues to address in the area, however, based on available information it appears the sites could be developed,
albeit some commercial construction will be located more
towards a mid-block orientation. Potential uses could include
gas station and convenience stores, restaurants, banks, and
neighborhood service centers.

Managing Corridor Growth & Build-Out
The Town should manage potential commercial growth in the
area to emphasize larger, more intense development at the SH
257 intersection, and ensuring adequate existing demand can
support further business expansion in the corridor over time.
Such development is ideally timed with the long-range buildout of the residential areas slated for northern Windsor, and
balanced against the continued reinvestment and sustained
occupancy of its existing business districts. Further, it is important that the Town ensure future commercial development
is built in a manner that complements surrounding residential areas, including implementing high-quality construction
materials and site design, buffering, screening, and robust
multi-modal connectivity to the neighborhoods.

Establishing Traditional Neighborhoods
in Northern Windsor
This approach will develop these business nodes in a manner
consistent with traditional neighborhood design best practices where local commercial districts support residential areas
and elevate the overall quality-of-life for local citizens. Simply,
such a land use strategy will develop complete neighborhoods,
rather than a series of adjacent districts and zones that carry
little relationship to each other, anchored on a high-speed,
high traffic volume highway. Harmony Road represents the
best opportunity to establish a neighborhood business district
in the northern part of Windsor and should act as a critical
link between future subdivisions.

Fairgrounds Entertainment District

Eastman Corridor at Great Western

The far southwestern portion of Windsor is adjacent to
Loveland and is generally anchored by the I-25 interchange
at Crossroads Boulevard, which is in close proximity to the
signalized intersection at Crossroads and Fairgrounds Avenue.
Due to its robust roadway network and direct interstate access
this area lends itself to commercial development that serves
as a regional destination. Existing development includes such
uses, including The Ranch: Larimer County Fairgrounds, the
Budweiser Events Center, and The Summit. The area also includes a number of restaurants and hotels, and further south
Fairgrounds Avenue becomes Centerra Parkway, providing
direct access to the large shopping development at the U.S. 34
interchange.

Eastman Park Drive travels east of Water Valley and becomes a
local business district that serves residents in the eastern portions of Windsor, including Downtown and the Town’s established residential neighborhoods located along the 1st and 3rd
street corridors. The intersection between Eastman and SH 257
has already developed as a commercial node and the Eastman
Park Drive corridor carries the potential to further grow east
building-out as one of the Town’s main business districts.

Although the general area has established itself as a destination for these activities for Northern Colorado, the Town of
Windsor has not fully leveraged its undeveloped real estate
and immediate proximity to this area. There is currently some
business park and light industrial structures and uses in the
area within Windsor, however, the vision for this commercial
area is to develop with uses that cater to and enhance this
district as a major Northern Colorado entertainment, dining,
and hospitality cluster, which can act as an extension of the
Centerra development to the south.
The Town of Windsor should work with local private property
owners and existing businesses, as well as the City of Loveland, to coordinate investment strategies for the area and its
corridors to manage and brand the district as an identifiable
destination in the region. The potential may exist to establish
shared service models as well as jointly coordinate infrastructure projects, including partnering with the business community in the area.

Existing Development Context
The northeastern corner was recently developed with the
Community Banks of Colorado property, and the opposite side
of the intersection features the Water Valley Village development. The southeast corner is an important part of the full
development and build-out of the Great Western Industrial
Park, which is covered in additional detail later in this section,
under the Industrial Areas Framework Plan.

Future Development Approach
The Eastman corridor carries the potential to expand and extend east to approximately the Law Ditch flood control project.
The real estate in closest proximity to the intersection with SH
257 should be prioritized for retail, restaurant, and neighborhood service uses and leverage the highway frontage, and as
the district expands east it can transition into office and business park type uses. The recent development along Diamond
Valley Drive can serve as a model for the continued expansion
of this business district.

Multi-Modal Connectivity &
Infrastructure Investment
There should be an emphasis on multi-modal connectivity
and pedestrian improvements as the area develops, particularly in terms of access across Eastman Park Drive and SH
257. The intersection will be a critically important crossing
and designing around the parallel railroad corridor will require
creative solutions. The Town should consider coordinating
such infrastructure improvements as private commercial
development occurs and emphasize the Eastman corridor as a
defined business district through such physical infrastructure
improvements, like a streetscape, as well as through signage
and branding installations.
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SH 392 Corridor East
Main Street (SH 392) exits Downtown traveling to the east and
the corridor quickly transitions to a rural, agricultural character.
The district has the potential to expand east beyond Great
Western Drive, acting as a key gateway corridor into the Town
of Windsor, albeit mostly located on the south side of the
street due to the IGA with the Town of Severance. A portion
of the area is currently located within the floodplain; however
recent engineering and site analysis has preliminarily deemed
the area as potentially developable with certain mitigation
investments. Current uses, like Pioneer Sand & Landscape
Supplies, will likely transition to denser commercial developments that serve future residential growth in the vicinity.

An Eastern Anchor for Main
The Town should produce a corridor development strategy
that evaluates a more precise business mix, establishes an
infrastructure improvement plan, and addresses floodplain
development issues. The intersection of SH 392 and SH 257
is catalyst opportunity for the corridor and there is very little
existing development on those sites. Recent development
proposals have evaluated auto-oriented restaurants and
other strip center and out lot styled retail development, which
likely represents the business mix and potential of the SH 392
corridor.
The SH 392 and SH 257 area could materialize in a similar
manner to the Main Street and 7th business district, which
largely serves the west side of Windsor, but develop in a manner that serves the eastern part of Windsor, as well as Severance. Part of the district may be most effectively positioned for
business and employment park development, including Class
B office uses that would provide another cluster of jobs within
Windsor.

Lakeview Cemetery
The historic Lakeview Cemetery sits prominently on the intersection and is the major, existing development consideration
for the area’s future. The Town adopted the Design Concept for
Lakeview Cemetery Master Plan to manage the site in the future; the plan called for a series of investments and improvements, including gateway and placemaking projects, parkland
facilities, a visitor and information center, a courtyard, markers
and historical walking tours, and a Columbarium plaza with a
30’ high obelisk sculpture. Development on the other corners
of this intersection should complement the cemetery and not
detract from its existing character.
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Greeley U.S. 34 IGA
There is a substantial amount of undeveloped real estate
north of U.S. 34 that is addressed by an IGA between Windsor
and the City of Greeley. Agricultural lands and properties used
for mining south of WCR 60 currently dominate the landscape,
which is generally east of the Centerra development in Loveland. The main existing commercial development is the Iron
Mountain Autoplex. The corridor is a high-speed, high traffic
volume expressway character, linking Greeley’s urban core with
I-25, and the roadway features 4 lanes and a major, divided
median.
The IGA expresses a broad vision for the area, including a mix
of commercial and light industrial land uses. The corridor will
likely be a mix of businesses, with some being more retail and
consumer-spending oriented and leveraging U.S. 34’s frontage, and others being more light industrial in nature. With the
potential extension of Crossroads Boulevard as well as Great
Western Drive, it is forecasted that a significant amount of
truck traffic, hauling, and logistics activities will access U.S. 34
in route to I-25. There is also active railroad freight through the
heart of the district.

The district has the potential to include some restaurant and
retail uses, particularly at intersections like WCR 17, but the
Town should work with the City of Greeley to plan for the area
to develop as a major employment node for Northern Colorado. Real estate located away from highway frontage presents
the most competitive opportunity for business park development.
The Walmart distribution center to the north on Crossroads
serves as a potential model for future land uses and business
types. The Town should evaluate making physical improvements and coordinating with private property owners to
brand the area as a defined, regional business park and work
to recruit a master developer. As part of that approach, the
Town should seek to elevate the quality of this type of light
industrial and business park development to better address
site design, building material quality, the frontage-oriented
parking lots, and the lack of screening, buffering, and landscaping. This could be achieved through a set of industrial and
office park development urban design standards as part of a
form-based code.
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Downtown
Downtown Windsor is the heart of the Town, serving as a civic
and cultural hub. The neighborhood is generally considered
to include areas east of 7th Street, west of 2nd Street, south
of Windsor Lake, and north of Walnut Street. Residents and
stakeholders would like Downtown to develop as a vibrant,
central commercial area, increasing the number of local retail
shops and dining establishments. This vision is supported by
market analyses; however, Downtown Windsor requires key
improvements and incentives to help spur development and
redevelopment.

Historical Character
Main Street includes building facades that reflect original architecture from the early 20th century, as well as German OldWorld facades that were installed in the early 1970s. While
the German Old-World buildings are not eligible for historic
status, Downtown is home to two buildings that are listed on
the National Register of Historic Place, as well as includes five
buildings that may be eligible for the National Register, and an
additional eight that could qualify as local landmarks. These
structures contribute to the historical character of Downtown
Windsor and lend to its charm and small-town feel. The Town
should work with the Downtown Development Authority
(DDA) and enlist the assistance of the Windsor-Severance
Historical Society to list eligible properties on the National
Register of Historic Places. This not only provides recognition
of historic structures, but makes the properties eligible for
federal grants and tax credits.
In order to improve and potentially create a more uniform
streetwall, the DDA launched its Façade Improvement Program. This program grants building owners up to 25% of the
total cost of the façade renovation to a maximum of $20,000
per project in accordance with the project funding guidelines.
The Town should continue to support the DDA and work with
property owners to restore buildings facades, which will create
a more unified Downtown character.
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Placemaking
Placemaking is an urban design and cultural strategy that
focuses on the interaction of people with public spaces to
form meaningful physical, social, environmental, and economic
connections. The DDA is working to brand Downtown as well
as beautify the district to give it a sense of place, following
recommendations within the 2010 Downtown Windsor Design
Guidelines and Financing Plan to make downtown a destination in and of itself through land use, public art, streetscape
design, and signage. In addition to physical improvements,
regular community events and festivals, and more diverse,
mixed land uses will be key elements to making the district a
distinct place that stands out within Northern Colorado.

Community Events
The Town should coordinate with the DDA, the Chamber of
Commerce, and other community groups and organizations
to consider strategic Downtown festivals and special events.
Community events are one of the most effective methods
of promoting the community, establishing and reinforcing a
unique local identity, and attracting visitors and new consumers to the area. Downtown Windsor is a near ideal location for
such events and a frequent series of activities would help drive
demand and interest for the adjacent residential neighborhoods. The Town could be a sponsor for a community competition, open to the public, and perhaps coordinated through
local schools, to propose Windsor’s next big festival. Contest
submissions and entries could be narrowed to finalists and
their proposals could be presented to a panel marketed as
a unique community event in its own right; such an effort
could be an effective method of bringing event sponsors and
funders into Downtown Windsor for the first time, drawing
from throughout Northern Colorado.

Downtown Parking

Payment-in-lieu of parking (PILOT)

The Downtown Development Authority (DDA) commissioned
a study in 2012 to understand the existing parking supply in
downtown Windsor, as well as future parking needs. The study
found 798 parking spaces within the DDA study area boundary, 70% of which consisted of off-street parking. Key findings
of the study indicated that existing levels of parking fall short
of meeting current land use requirements with a 20% shortage; however, the existing supply is 40% underutilized during
peak hours of non-event days.

Parking in Windsor’s historic downtown is guided by Windsor
Municipal Code 16-10-30(b), which outlines specific requirements for uses within the Downtown Parking District. While
the code makes several exceptions for changes in building use
and expansion, the requirements may increase the number
of off-street parking, which may be difficult to accommodate
given the small downtown lots and available developable areas. Payment-in-lieu of parking (PILOT) programs are a strategy that allows developers and building owners to pay a set fee
instead of developing new parking spaces. These fees are then
used for parking management programs and Town-sponsored
land acquisition and construction of a shared parking structure or surface lot.

Given this information, parking shortages may be more of
a perception than a reality. The Town should continue to
implement both short- and long-term recommendations
within the Downtown Windsor Parking Study, which include
time restrictions, wayfinding, and signage, among others. The
Town did create a downtown parking district in 2015 that both
reduced parking mandatory minimum requirements as well as
introduced new flexibility.
Windsor could also consider adjusting its Municipal Code to
accommodate a PILOT program as a long-term parking management strategy.

PILOT programs offer several advantages. The in-lieu fees
provide an alternative to meeting strict off-street parking
requirements, which can both spark development and potentially reducing overall development costs. Having an option to
pay for parking reduces the number of requested variances,
which are often related to parking requirements. Urban design
quality is increased with fewer surface parking lots, and district
parking facilities allow for shared parking among various sites
and uses. Finally, the integrity of historical buildings can be
maintained, without the need to change or demolish buildings
to accommodate parking for changes in use or building size.
The Town should consider implementing a PILOT program in
Downtown.
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Development & Improvement Opportunities

Redevelopment

Vibrant downtown areas generally have a mix of land uses
to provide a lively atmosphere and 24/7 activity. The Town
of Windsor has the potential to create a downtown with a
greater mix of commercial and residential uses and continue
to establish and elevate Downtown Windsor as a destination
district that contributes considerably to the Town’s community image throughout Northern Colorado. In 2011, the Windsor
Downtown Development Authority (DDA) was formed to revitalize Downtown and support the growth and maintenance
of the district. The DDA has made certain efforts to provide a
foundation for future development and growth in Downtown.

Downtown Windsor has several sites that present redevelopment opportunities to enhance the character of downtown
and promote economic development. Several of the sites provide ideal locations for a new Clearview Library District facility,
as well as other substantial mixed-use developments.

Infill Development
Downtown has a few parcels that serve as infill development
opportunities. These parcels provide opportunities for mixeduse development that completes the street wall and increases
density. New construction should follow the Windsor Downtown Corridor Design Guidelines; however, the Town should
consider amending the guidelines to permit increased building
heights. Currently, the guidelines state buildings in the Old
Town Windsor “shall be no taller than two stories or thirty feet,
whichever is less.” This height restriction may prohibit future
infill development. As such, the Town should permit construction up to 75-feet, as prescribed in the zoning regulations,
so long as the building exhibits the corridor’s architectural
character.
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Bertsch Opportunity Site
This site has the potential to bring significant change to
Downtown Windsor. Currently consisting of legacy industrial uses, the site includes seven parcels and three owners. A
redevelopment project will not only require parcel consolidation, but also the closing of a stretch of Ash Street. Should all
parcels be consolidated, the 2.1 acre site has the potential to
serve as a mixed use development that includes a municipal
parking lot and/or parking ramp. Development of the site may
require alley modifications to improve access and circulation,
while buildings should be encouraged to have ground-level
commercial or civic uses that front 5th Street and 6th Street.

American Legion
redevelopment opportunity
site
BIRCH ST

Bertsch redevelopment
opportunity site

Windsor
Lake

Redevelopment
opportunity site

Koehler redevelopment
opportunity site

Infill development
opportunity site

7TH ST

ASH ST

2ND ST

Historic Flour Mill

392

DDA Boundary

Redevelopment
opportunity site

4TH ST

3RD ST

392

5TH ST

6TH ST

MAIN ST

Infill development
opportunity site
WALNUT ST

American Legion Opportunity Site

Historic Flour Mill

This site has the potential to bring significant change to
Downtown Windsor. The site is highly visible and accessible
via SH 257 and encompasses more than one acre. This allows
the site to accommodate a mix of retail and dense residential uses, as well as potential institutional uses. Redevelopment of this site will require streetscape improvements to tie
it to Downtown and Boardwalk Park, as well as a significant
amount of pedestrian crossing improvements to provide safe
access across SH 257, Ash Street, and the railroad tracks.

The Historic Flour Mill is an iconic Windsor structure that
anchors the eastern end of Downtown. Constructed in 1899,
the Mill served as a flour and grain elevator, and was later used
as a livestock feed storage facility. The 2008 Windsor tornado
severely damaged portions of the structure. Although much of
the rehabilitation work remains, there has been reinvestment
in the structure, particularly on the interior.

Koehler Opportunity Site
This 2-2.7 acre site serves as the eastern gateway into Downtown. Development of this site could leverage its location
adjacent to Windsor Lake and include retail and service programming that caters to recreational and leisure uses. With its
location next to the rail tracks; however, future development
must consider potential impacts of train traffic and ensure
safe pedestrian crossing from the site to Downtown.

The Feasibility Study of the Historic Windsor Milling and Elevator Company Building, released in 2014, provides a structural
analysis and gathered community input.
The mill site is both an opportunity and challenge, with
the potential to act as a catalyst for more Downtown reinvestment and the creation of a destination in Windsor. The
historic nature of the site, combined with its current condition
and desired future uses will require significant investment and
creative funding solutions. As such, the Town should work with
the DDA to identify funding sources and development partners. The Town should also consider the use of incentives to
encourage new investment in a public-private partnership.
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Industrial Areas
Windsor was originally founded and established as a major
agricultural-industrial town and from the Eastman-Kodak
years of the past to the present day, the community remains a
major center of industry and manufacturing in the Mountain
West. Because of the property tax benefits, the local supply
of jobs, the presence of major corporations in the community, and other considerations, the Town of Windsor should
maintain the health and competitiveness of its core industrial
districts in close partnership with private property owners,
businesses, and potential developers.

Great Western Industrial Park
The Great Western Industrial Park is one of the major centers
of employment and manufacturing activity not only in Northern Colorado but throughout the Front Range. It represents
one of the largest districts in the Town of Windsor and has
historically played an important role in the community’s development. The park features direct access to Class 1 railroad
service as well as large developable tracts of land. Existing
tenants include Cargill, Front Range Energy, Halliburton, Owens-Illinois, and Vestas Blades America, which represent some
of the largest manufacturing entities in the world as well as a
diverse mix of local facilities.

Great Western Represents a Unique Opportunity
Although there has been a considerable amount of recent
growth, the Great Western Industrial Park represents one of
the Town of Windsor’s best opportunities for future development. The Town should continue regular dialogue with the
park’s developer, The Broe Group, and ensure the long-term
occupancy and competitiveness of the area. The park represents one of Windsor’s best opportunities for additional job
creation, property value, and new investment over the next 10
to 15 years.
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Evaluating Build-Out Scenarios

Effectively Transitioning between Land Uses

The original development plan for the Great Western Industrial
Park included a substantial mix of general commercial and
mixed-use residential sites along SH 257, as well as some open
space and parkland at the intersection of Crossroads Boulevard. However, the Town should work with The Broe Group to
evaluate the merit of expanding the core industrial park further west. There are a limited number of available locations in
Colorado for major manufacturing development with access to
Class 1 railroad service – and this mix of site assets presents a
considerable competitive advantage for Windsor.

The shared SH 257, Poudre River Trail, and the railroad alignment creates a substantial barrier and transition from Great
Western into Water Valley. While land immediately east of SH
257 has been proposed as transitional residential uses, the
physical barriers of highway, trail, and rail create the potential
to re-evaluate land uses just east of SH 257.

Ultimately the park will build out and consume its existing
railroad-fed sites, but that infrastructure could be expanded
and extended west of the existing Kodak facilities to create
new sites. Further, Windsor presents a number of other potential locations for a wide range of residential, commercial,
mixed-use, light industrial, and other uses, but the potential
to identify another site for major manufacturing growth is
challenging.
If potential Great Western real estate is used for residential
and retail projects, it effectively displaces the potential for
industrial growth not only within Great Western, but from the
Town of Windsor more generally. Further, manufacturing and
industrial development is ideally located in the Great Western
Industrial Park and the area should be fully leveraged for that
potential.

Ultimately it will be difficult to include residential development
in the area, which would be effectively “shoehorned” in-between a major highway corridor, railroad tracks, and a manufacturing district, and represents a less-than-ideal site for
both low- and high-density housing. The Town should have
concerns about the long-term health and competitiveness of
any potential housing development and the far western parts
of the area, along SH 257, are probably better positioned as a
smaller footprint light industrial area, such as a Class B office
park.
However, to further emphasize the transition between commercial-industrial businesses and the Water Valley residential
neighborhood, the Town should work with future private developers as well as with their own capital improvement funds
to install substantial landscape berms along SH 257 to create
a clear buffer between districts. This design approach could
accommodate the expansion of Great Western’s core manufacturing footprint.
The commercial and industrial land use designations on the
eastern side of the intersection of SH 257 and Eastman Park
Drive should remain commercial, as indicated on the original
Great Western Industrial Park Master Plan.
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Poudre River Area

Oil & Gas Extraction Activity

Historically the Town of Windsor has classified mining activities as industrial but converted their land use to floodplain
when they occur in proximity to a waterway. The real estate
adjacent to the Poudre River and SH 392 has experienced
a variety of mining activity, such as the Bestway Concrete
Company, which has resulted in a series of gravel pits now
used for water retention (of which the Town of Windsor owns
one). Some activity has ceased in the area but active mining
remains and it is forecasted it will continue for the majority
of the duration of this comprehensive plan. The vision for the
area is to incrementally convert the corridor to open space
with the installation of some recreational facilities and structures in the area. Ultimately industrial and mining activity in
the area will be phased out and the land use and zoning modified as appropriate in the future.

There are a number of both capped and active wellheads
in the Town of Windsor that extract oil and gas on private
property. As covered in Chapter 7: Community Facilities in this
Comprehensive Plan, there is limited opportunity for the Town
to regulate and review the installation of these wells. Ultimately, oil and gas activity has an industrial land use impact
to the transportation network and surrounding residential and
commercial areas, particularly as the wells are built.
Although existing wells are not classified as industrial properties due to their unique nature, the Town should continue to
track the location and placement of these sites and evaluate any impacts inconsistent with state and federal law that
should be discussed with the operator and private property
owners.
The Town of Windsor has identified it anticipates new oil and
gas wells east of SH 257 and south of SH 392, as indicated on
the Land Use Plan map. Further, within the statutory framework, the Town could consider conditions regarding buffers
and expedited reclamation of oil and gas sites that can be
required as part of the conditional use process.
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