Work Session: Land Use Case Improvements & Public Improvement Districts (PIDs)
October 20, 2020 • 1:00pm – 2:00pm
Web Ex Virtual Meeting

1. Welcome/Introductions

Lesley Dahlkemper

2. Snapshot of Land Use Case Process Improvements
a. Strategies to Manage Zoning and Plat Cases

Chris O’Keefe

3. PIDs for Road Improvements/Ongoing Maintenance
a. Introduction
b. Context
c. How PIDs Work
d. Examples
e. Discussion

Jeanie Rossillon

4. Wrap/Closing

Lesley Dahlkemper

Snapshot of Land Use Case Process: Strategy
Considerations for Managing Major Cases
Board of County Commissioners Work Session – October 20, 2020
Chris O’Keefe

Overview
• Why are we talking about this?
• Things that can change
•
•
•
•
•
•

Notification
Site Visit - Initial Inspection
Availability of Case Information
Site Visit – Final Inspection
Presentation at the Hearing
Preparation for Questions at the
Hearing.
• Other Items
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Notification

o

Current:
 Level 1 notification is required for most P&Z projects. For rezoning and SUPs,
notification occurs at the Community Meeting, First Referral and prior to the
hearing. For Plats there is no community meeting so that notification is not
required. Notification includes a mailing and sign posting. Newspaper ads are
also taken out prior to the hearings.
 Notification criteria differs in the mountains and in the plains. In the
Mountains mailings must be sent to all property owners within 1320 feet and to all
HOA’s within 2 miles. In the plains those distances are 500 feet and 1 mile,
respectively.
 There are two levels of Sign Placement: level 1 sign placement is dependent on
the amount of frontage that a project has. The more frontage the greater the
number of signs required. Level 2 requires applicant to place a sign at an agreed
upon location so that community members will see the sign.

o
o

o

 “Notify Me” is available for anyone to request notification for most planning cases
and many other Jeffco happenings.
Pros:
o based on attendance at meetings notification appears to be sufficient.
Cons to changing notification requirements:
 the further away people are from a project the less likely they will have relevant
concerns connected to the development
 People may be confused about why they are being notified.
 Signs on major roadways may cause traffic hazards
 Signs cause clutter
Analysis:
o Current notification standards do a good job at getting notification to
citizens. The notification radius reaches most citizens that would likely have
concerns and the HOA radius allows regional issues to be considered by a
wider population. Standards are at or above most other Counties.
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Site Visits – initial inspection
o Current:
o The Case Manager will visit the site during the early stages of
the process to make observations regarding the specific direct
impacts of the proposed projects. Case manager will also
gather information and take photographs to help describe the
condition of the site and any relevant off-site features.
o Pros:
o Case manager get familiar with site. CM may identify
violations which should be corrected.
o Cons:
o Additional staff could identify more issues and violations.
o Staff time would be required for more thorough evaluation.
o Analysis:
o Stick with current process. Although there may be value in
getting more eyes on the site at the beginning of the process,
violations that would be identified likely would be corrected
through subsequent development processes. Further, our
current process relies on complaints to alert zoning
inspections and go down the path of correcting violations.
This change would just complicate an already complex process
for applicants while providing limited return to the county and
neighbors. Further, neighbors already can file complaints
which would be investigated, and violations pursued. Issues
identified may not be related to case. Often issues identified
would be corrected as part of proposed development project.
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Availability of Case Information
o

o

o

Current Practice
 Follow public notice requirements in zoning resolution.
 Website includes meeting agenda, links to virtual meetings, links to case files on
division website.
 Virtual meeting info and agenda link on Division home page.
 Color coded process signs so that citizens recognize when items move from one
process to next (ie. SDP, Community meeting, Rezoning, plats). Signs have website
link.
 Website has search tool to access information on any active case.
 “Notify Me” available to all citizens
Pros
 There are numerous ways citizens receive information about cases.
 Website provides consistent information and is updated as new information is
received.
Cons
 Current technology does not support automated map interface (although we
continue to work with IT on this issue).
 Additional information requires staff time to compile web content.
Recommendation

 Analysis:

 Current practices should be continued however, staff should continue to work with
IT to develop a mapping interface which allows users to easily find information for
projects near them. Additionally, staff should provide more case relevant
information on the landing page that the public notices direct citizens to. Staff
should develop a more complete landing page that the postcard link goes to.
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Site Visits – Final Inspection
o Current:

o Case manager may visit site to collect data and photos for
PC/BCC presentation. Case manager would note relevant
conditions impacting site.

o Pros:

o Have an accurate, recent evaluation of current site condition.
o Note any changes that have occurred since the application.
o Be able to reply to citizen comments when concerns have developed.

o Cons:

o Would still require formal complaint in order to initiate zoning action
for items that would not be fixed as a result of development plan.

o Analysis:

o Case manager should always make a final inspection and note
any material changes to the site that have occurred since initial
inspection. Since the rezoning process is often lengthy, this
inspection will verify conditions observed at the initial inspection
and help case manager answer questions about the site.
However, unless there is an active violation, zoning inspection
status would not be part of this evaluation. If request is denied
of if it is determined that development would not correct
violation it could be addressed through process.
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Hearing
Presentations
o Current:
o Case manager provides all relevant background
including information about how applicant satisfied
the application requirements (ie. notification).
o Pros:
o Focus of presentation is on the property at hand.
o Presentation can remain concise.
o Cons:
o Context and history may be overlooked. Issues that
were discussed at previous processes may be
relevant.
o Analysis:
o In addition to information about the case, property
and process, include specific information about
how the case got to where it is. Especially relevant
for plats (ie. When was zoning, what was approved,
what were the issues discussed and overcome at
hearing). This should provide valuable background
and help understand discussion about character.
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Preparation for Answering Public
Comments at Hearings
o Current:
o Case manager listens attentively and notes all questions brought up at
hearing. Case manager addresses those questions after public comment
at hearing.
o Pros:
o Case manager can answer questions brought up at the hearing.
o Cons:
o case manager may not have information available to answer questions.
o Questions may be missed as it is difficult to capture all questions while
performing other case manager duties.
o Answers to questions may not be as thorough as they could be.
o Analysis:
o Staff should present prepared answers when asked to respond to citizen
concerns at the hearing. Case manager should assume comments
provided before hearing will be asked at the hearing. Staff should
prepare answers to questions provided prior to the hearing because it is
likely that the same concerns will be presented at the hearing. It will be
beneficial to the process for staff to have well thought out answers to
concerns raised at the hearing. Case manager will present answers to
those questions if they are relevant regardless of whether or not they
were answered in staff presentation. Staff will continue to note
questions asked at hearing to identify new issues that should be
answered.
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Other BMP
Ideas

Make

Make sure staff assignments align with difficulty of case.

Make

Make sure Case manager is prepared.

Continue

Find

Continue to work on the webpage especially the "happening
now" page. This page could include more information about
cases scheduled for hearing in the upcoming month.

Find appropriate balance in working with applicants and
concerned citizens.
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Strategies to Manage Zoning Cases and Plats
BCC Work Session
October 20, 2020
Introduction:
Jefferson County has had several high-profile cases this year. We have received public
comment at each of these hearings suggesting that the County could handle these
hearings differently. This document discusses current practices that have come under
scrutiny. Each practice is described in the current state, pros and cons are presented
and a brief analysis with a conclusion is included. This discussion is brief and is
intended to capture the main points of friction where a deeper dive might be
warranted.
Notification Process
o Current:
 Level 1 notification is required for most P&Z projects. For rezoning and
SUPs, notification occurs at the Community Meeting, First Referral and
prior to the hearings. For Plats there is no community meeting so that
notification is not required. Notification includes a mailing and sign
posting. Newspaper ads are also taken out prior to the hearings.
 Notification criteria differs in the mountains and in the plains. In the
Mountains mailings must be sent to all property owners within 1320 feet
and to all HOA’s within 2 miles. In the plains those distances are 500 feet
and 1 mile, respectively.
 There are two levels of Sign Placement: level 1 sign placement is
dependent on the amount of frontage that a project has. The more
frontage the greater the number of signs required. Level 2 requires
applicant to place a sign at an agreed upon location so that community
members will see the sign.
 “Notify Me” is available for anyone to request notification for most
planning cases and many other Jeffco happenings.
o Pros:
 based on attendance at meetings notification appears to be sufficient.
o Cons to changing notification requirements:
 the further away people are from a project the less likely they will have
relevant concerns connected to the development
 People may be confused about why they are being notified.
 Signs on major roadways may cause traffic hazards
 Signs cause clutter
o Analysis:
 Current notification standards do a good job at getting notification to
citizens. The notification radius reaches most citizens that would likely
have concerns and the HOA radius allows regional issues to be

considered by a wider population. Standards are at or above most other
Counties.

Site Visits – initial inspection
o Current:
 The Case Manager will visit the site during the early stages of the process
to make observations regarding the specific direct impacts of the
proposed projects. Case manager will also gather information and take
photographs to help describe the condition of the site and any relevant
off-site features.
o Pros:
 Case manager get familiar with site. CM may identify violations which
should be corrected.
o Cons:
 Additional staff could identify more issues and violations.
 Staff time would be required for more thorough evaluation.
o Analysis:
 Stick with current process. Although there may be value in getting more
eyes on the site at the beginning of the process, violations that would be
identified likely would be corrected through subsequent development
processes. Further, our current process relies on complaints to alert
zoning inspections and go down the path of correcting violations. This
change would just complicate an already complex process for applicants
while providing limited return to the county and neighbors. Further,
neighbors already can file complaints which would be investigated, and
violations pursued. Issues identified may not be related to case. Often
issues identified would be corrected as part of proposed development
project.
•

Availability of Case Information
o Current Practice:
 Follow public notice requirements in zoning resolution.
 Website includes meeting agenda, links to virtual meetings, links to case
files on division website.
 Virtual meeting info and agenda link on Division home page.
 Color coded process signs so that citizens recognize when items move
from one process to next (ie. SDP, Community meeting, Rezoning, plats).
Signs have website link.



o Pros:



Website has search tool to access information on any active case.
“Notify Me” available to all citizens
There are numerous ways citizens receive information about cases.
Website provides consistent information and is updated as new
information is received.

o Cons:
 Current technology does not support automated map interface (although
we continue to work with IT on this issue).
 Additional information requires staff time to compile web content.
Recommendation
o Analysis:
 Current practices should be continued however, staff should continue to
work with IT to develop a mapping interface which allows users to easily
find information for projects near them. Additionally, staff should
provide more case relevant information on the landing page that the
public notices direct citizens to. Staff should develop a more complete
landing page that the postcard link goes to.
Site Visits – Final Inspection
o Current:
 Case manager may visit site to collect data and photos for PC/BCC
presentation. Case manager would note relevant conditions impacting
site.
o Pros:
 Have an accurate, recent evaluation of current site condition.
 Note any changes that have occurred since the application.
 Be able to reply to citizen comments when concerns have developed.
o Cons:
 Would still require formal complaint in order to initiate zoning action for
items that would not be fixed as a result of development plan.
o Analysis:
 Case manager should always make a final inspection and note any
material changes to the site that have occurred since initial inspection.
Since the rezoning process is often lengthy, this inspection will verify
conditions observed at the initial inspection and help case manager
answer questions about the site. However, unless there is an active
violation, zoning inspection status would not be part of this evaluation. If
request is denied of if it is determined that development would not
correct violation it could be addressed through process.

Hearing Presentation
o Current:
 Case manager provides all relevant background including information
about how applicant satisfied the application requirements (ie.
notification).
o Pros:
 Focus of presentation is on the property at hand.
 Presentation can remain concise.
o Cons:
 Context and history may be overlooked. Issues that were discussed at
previous processes may be relevant.
o Analysis:
 In addition to information about the case, property and process, include
specific information about how the case got to where it is. Especially
relevant for plats (ie. When was zoning, what was approved, what were
the issues discussed and overcome at hearing). This should provide
valuable background and help understand discussion about character.
Preparation for Answering Public Comments at Hearings

o Current:
 Case manager listens attentively and notes all questions brought up at
hearing. Case manager addresses those questions after public comment
at hearing.
o Pros:
 Case manager can answer questions brought up at the hearing.
o Cons:
 case manager may not have information available to answer questions.
 Questions may be missed as it is difficult to capture all questions while
performing other case manager duties.
 Answers to questions may not be as thorough as they could be.
o Analysis:
 Staff should present prepared answers when asked to respond to citizen
concerns at the hearing. Case manager should assume comments
provided before hearing will be asked at the hearing. Staff should prepare
answers to questions provided prior to the hearing because it is likely
that the same concerns will be presented at the hearing. It will be

beneficial to the process for staff to have well thought out answers to
concerns raised at the hearing. Case manager will present answers to
those questions if they are relevant regardless of whether or not they
were answered in staff presentation. Staff will continue to note
questions asked at hearing to identify new issues that should be
answered.
Other BMP’s
•
•
•

•

Make sure staff assignments align with difficulty of case.
Make sure Case manager is prepared.
Continue to work on the webpage especially the "happening now" page. This page could
include more information about cases scheduled for hearing in the upcoming month.
This would be an easy landing page for citizens to find information about cases.
Find appropriate balance in working with applicants and concerned citizens.

Public Improvement Districts as an Option for Funding
Road Improvements/Ongoing Maintenance
Board of County Commissioners Work Session – October 20, 2020
Jeanie Rossillon

Overview
• The Problem
• Some Background
• Some Context
• The Current Situation
• A Solution – Public Improvement
Districts
• Formation
• Operation
• Examples
• The Analysis
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The Problem
• Many Roads Are Not County Maintained
• Some are within County right-of-way
• Some are partially outside County right-of-way
• Some are wholly outside County right-of-way

• Citizens Often Request County Maintenance of These Roads
• Many Existing Roads Can’t Be Built to County Standards to be
Eligible for Maintenance

3

Some Background
• Many roads constructed prior to 1972 were built in the right-ofway but not built to County standards, and thus were never
accepted for County maintenance
• Many roads constructed prior to 1972 were constructed to fit the
topography, and thus not fully contained within right-of-way
• Some roads were/are planned to be private roads
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The Current Situation
• ~3600 lane miles County maintained
• 2900 paved
• 700 unpaved

• 1500+ lane miles not County maintained
• Roads must be constructed to County standards and be within
County right-of-way before acceptance for County maintenance
• The County does not fund the required upgrades or the necessary
property acquisition
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Some Context
Transportation and Drainage Infrastructure Funding Shortfall
~$329 Million
Drainage Capital ~$77 M

Roadway Maintenance
~$134 M

Roadway Capital
~$118 M
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Some Context
Roadway Maintenance 10-Year Funding Shortfall
~$134 Million

Structure
Replacement
~$12 M

Asphalt Overlay/Repair*
~$65 M

Concrete Replacement
~$57 M

*Does not include paving of ~700 lane miles of unpaved roads
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A Solution – Public Improvement Districts (PID)
Formation – 14 to 24 months
• Public meeting of interested property owners
• Project planning with concept design/maintenance plan and cost
estimate
• *Petition with 30%+ of electors in favor of the formation of the PID
• *Notice and public hearing for the formation of the PID
• *Election for ad valorem tax levy (November)
*statutory requirement
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A Solution – Public Improvement Districts (PID)
Operation
• PIDs are separate legal entities
• BCC is the governing body of PIDs
• PIDS can issue general obligation bonds
• PIDs can fund ongoing maintenance
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A Solution – Public Improvement Districts (PID)
Operation
• Pre-Formation Staffing
•
•
•
•

Transportation & Engineering and/or Road & Bridge – design and cost estimate
County Attorney – formation documents
Assessor – mill levy
Clerk and Recorder – election

• Post-Formation Staffing
• Transportation & Engineering and/or Road & Bridge – oversight
• Finance – account management and annual budget preparation
• Treasurer – annual tax notice
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A Solution – Public Improvement Districts (PID)
Example – Larimer County
• Stopped accepting new residential roads for maintenance in 1994
• Formed a PID program to provide an alternate funding source
• To Date: 51 PIDs to maintain ~250 lane miles
• Three FTE’s to manage the program
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A Solution – Public Improvement Districts (PID)
Subdivision Maintenance
• Prior to 1994, Larimer County had an application process for subdivisions to
be accepted by the County for maintenance. If accepted, a formal approval
by resolution of the Board of County Commissioners was done. Beginning in
1994, the County stopped accepting new subdivisions for maintenance.
Non-County Maintained Subdivisions
• In subdivisions where the County has not accepted maintenance, it is the
responsibility of the residents to perform maintenance. The County can
provide a mechanism for residents to fund road improvements and
maintenance through an increased mill levy via a Public Improvement
District.
County Maintained Subdivisions
• Individual resolutions adopted by the Board of County Commissioners for
each subdivision dictate the level of maintenance the County
provides. Generally, maintenance includes; crack and chipseal, minor
pothole repair, grading and dust control, snow removal, sign maintenance
and limited drainage maintenance. When the roads have deteriorated to a
point where it is no longer cost effective to maintain, it is the responsibility of
the subdivision to fund improvements to the roads to get them to back to
County standards so that maintenance can continue.

• County
maintenance
typically does
NOT include:
• Overlays
• Structural
Patching
• Reconstruction
• Concrete
• Resurfacing of
gravel roads
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A Solution – Public Improvement Districts (PID)
Example – Boulder County
• Only provides routine maintenance for accepted “subdivision roads”
• After years of litigation, formed a PID program (~2016) to provide an
alternate funding source for major repairs to accepted subdivision roads
• To Date: 1 PID formed; 12 in process (from initial cost estimate to ballot
approval)
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The Analysis
• Three Alternatives
• No changes
• Consider funding of taking on maintenance of
unmaintained roads as part of a larger 1A election
• Consider funding of taking on maintenance of
unmaintained roads as part of a PID program

• More Research/Decisions Needed for a PID
Program
• Which unmaintained roads would be eligible for a PID?
• Consideration of including paving of County maintained
unpaved roads in a PID program
• Impacts of a PID program on elected officials
• Start-up costs of a PID program
14

