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26 October 2020 

 

Ms. Ann Kling, Director 

Clearview Library District  

720 Third Street 

Windsor, CO 80550   sent via email to:  director@clearviewlibrary.org 

 

RE:     Letter of Opinion 

Potential Addition of a Second Floor to the Windsor Severance Public Library  

 

Dear Ms. Kling: 

 

We have been requested to provide an opinion on the feasibility of adding a second floor to the existing Windsor Severance Public Library located at 720 3
rd
 

Street, Windsor, CO 80550.  To that end we have reviewed the construction documents for the original building prepared by Gifford Spurck Architects dated 1 

August 1996 and the subsequent addition/renovation to the library prepared by Thorp & Associates dated 5 February 2008.  We have also reviewed the Town of 

Windsor Municipal Code which includes application zoning information.  The following summarizes our findings: 

 

Existing Conditions:  based upon the construction documents reviewed: 

  

 Basement Area:   1,303 SF 

 First Floor:  17,680 SF 

 Total   18,983 SF 

  

 Parking Spaces:  48 spaces on-site. 

 

 Allowable Building Height:  24’-0”- two stories. 

 

 Zoning: SF-1. 

 

 Construction Type:  V-N. 

 

 Allowable Area per Code:  12,000 SF with an increase to 24,000 SF. 

 

Opinions:  We believe there are three primary criteria to consider in this opinion—structural capacity; zoning (including parking); and disruption. 

 

Structural:  Our review of the construction documents referenced above suggests the building was never considered to accommodate a second-floor addition.  

Given the configuration of the existing pitched roof structure it is assumed the roof trusses would be required to be removed with an independent second floor 

structure constructed supported by independent columns and foundations.  This would also require the insertion of new structural columns and footings be 

located within the center of the library in areas that do not currently have columns.  The exterior walls of the second floor would also need to be independently 

structurally supported with columns and footings as the exterior walls of the existing building could not accommodate this new loading.  

 

Zoning:  The current zoning of SF-1 (single family) provides for the use of a library structure as a public facility.  The maximum height of a structure in the 

residential zone districts is 35’-0” which would allow for the second-floor addition.  The 2008 construction documents include an approval from the Town of 

Windsor stating: “In accordance with section 16-10-30 (7) of the code on January 16,2008, Windsor Planning Commission determined that 48 off street parking 

spaces, as shown, meet the District’s off-street parking requirements.”  The current Windsor Municipal Code states that 2 new parking spaces must be added for 

every 1,000 sf of addition.  If a new second floor of approximately 15,000 sf were to be added this would require 30 additional parking spaces be located on-site.  

This requirement could only be met with the acquisition of additional property from the School District as the current site does not have this capacity.  It should 

be noted the Zoning Code is generally the minimum in terms of determining the number of required parking spaces.  The existing library has a parking ratio of 
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approximately less than 3 spaces per 1,000 SF.  Our library planning experience suggests that generally libraries should be planned at a ration of 4 spaces per 

1,000 sf to accommodate the public’s needs for the planning of simultaneous programs.  We understand the current library reports complaints from patrons in 

their inability to park conveniently which reinforces our experience.  If a 15,000 SF second-floor addition were to be constructed using the Town’s requirement for 

additional parking, the resulting parking ratio would be approximately 2 spaces per 1,000 SF.  Finally, it appears the second-floor addition would require at least 

a 1-hour fire separation from the first floor by code to increase the allowable area of a Type V-N building to increase over 24,000 SF.  This might also be 

accommodated with the installation of a fire suppression system (wet sprinklers).   Further conversations with the Building Official would be required. 

 

Disruption:  The existing library would need to be closed for an extended period to construct the second-floor addition.  Once the second-floor shell structure has 

been completed it is possible to occupy the first floor, however, there would be on-going disruption during the build out of the second floor from noise and dust.  

In addition, the first floor would need to be vacated of all furniture and collections during the build out of the second-floor shell structure.  We previously 

referenced the need to insert new structural columns in areas on the first floor that do not currently exist.  In addition, there would be the need to accommodate a 

minimum of two fire egress stairs and an elevator to facilitate access to the upper level.  This would reduce the square footage of library service area on the first 

floor.  Finally, a two-story library of this size, approximately 32,000 SF with a second-floor addition, would typically require additional staff from that of a single 

floor of similar size.  We are of the opinion this will have long term cost implications in the operations of the library. 

 

Summary:  It is our professional opinion the option of constructing a second-floor over the existing Windsor Severance Public Library may be physically feasible 

but likely not financially advantageous nor would it provide the most appropriate solution to enhance the growing need to provide library services to the citizens 

of the Clearview Library District.  Please do not hesitate to contact me directly with any questions.  

 

Sincerely,  

RATIO Architects, Inc.     

        

        

        

Dennis R. Humphries, AIA 

Principal      





  

OPTION   1B:   EXPAND   EXISTING   BUILDING   -   SECOND   FLOOR   ADDITION   

Scope     

Expand   the   exis� ng   Third   Street   loca� on   to   include   a   second   floor.   RATIO   Architects   examined   the   
original   construc� on   documents   and   Town   of   Windsor   Municipal   Code   to   provide   an   opinion   on   the   
feasibility   of   this   op� on.    RATIO’s   findings   can   be   found   here .   

Costs   -   Short   Term:   
● Construc� on   costs   —   unknown   given   the   

structural   components   
● Land   acquisi� on   for   parking   —   unknown   

Costs   -   Long   Term:   
● Addi� onal   staffing   of   second   floor   

Service   Impacts   

● During   construc� on,   the   library   would   need   to   be   closed   for   an   extended   period   of   � me   while   
the   structural   components   of   the   expansion   are   developed.   As   this   is   the   only   library   loca� on,   
this   has   serious   nega� ve   implica� ons   for   the   con� nuity   of   library   services   in   the   district.   

● Once   the   library   was   reopened   a. er   the   structural   components   were   in   place,   there   would   be   
con�nued   disrup�on   as   a   result   of   ongoing   construc�on.   

Staffing   Impacts   

● A   second   floor   would   require   addi�onal   staff   to   monitor   and   serve   the   public   in   the   addi�onal   
space.   

● While   the   library   is   shut   down   for   construc�on,   it   is   highly   likely   that   staff   may   have   to   be   
temporarily   furloughed.   

● Poten�al   for   increased   space   for   staff   workspaces.     

Pros   Cons   

● Allows   the   exis�ng   building   to   expand   by   
an   addi�onal   12,000-15,000   square   feet.   

● Would   require   a   closure(s)   during   
construc�on.   

● The   exis�ng   building   was   not   designed   to   
accommodate   a   second   floor   and   
addi�onal   structural   elements   would   
need   to   be   incorporated.   

● To   meet   the   Town   of   Windsor’s   parking   
requirements,   the   district   would   need   to   
acquire   addi�onal   land   to   accommodate   
two   new   parking   spaces   for   every   1,000   
square   feet   of   expansion.   RATIO   
Architects   recommends   four   spaces   per   
1,000   square   feet   for   public   libraries.   

● It   is   highly   likely   that   addi�onal   fire   

https://drive.google.com/file/d/1y6utbXrkUw5UqYmMKzEvXy3m3_bSrfp4/view?usp=sharing


  
  

suppression   systems   would   need   
installed.   

● With   a   second   floor,   egress   stairwells   and   
an   elevator   would   be   required.   This   
would   reduce   the   usable   square   footage   
on   the   first   floor.   

● It   is   the   expert   opinion   of   RATIO   
Architects   that   this   op�on   is   “likely   not   
financially   advantageous   nor   would   it   
provide   the   most   appropriate   solu�on   to   
enhance   the   growing   need   to   provide   
library   services   to   the   ci�zens   of   the   
Clearview   Library   District.”   

Scalability   

● Current   zoning   is   restricted   to   35’   and/or   two   stories   in   the   Town   of   Windsor.   Adding   a   second   
floor   would   be   the   maximum   amount   of   expandable   space   allowable   under   town   code.   

How   does   this   solu� on   meet   our   mission   and   vision?   

● This   solu�on   would   allow   us   to   serve   more   residents,   fulfilling   our   vision   and   mission   at   a   
larger   scale.   

How   does   this   solu� on   meet   our   needs   and/or   address   challenges?   

● This   solu�on   would   add   addi�onal   space   at   the   Windsor-Severance   Library,   providing   more   
room   for   programming   and   materials   for   our   growing   community.     

What   ques� ons   need   addressed?   

● Would   the   Weld   RE-4   School   District   be   interested   in   selling   land   for   addi�onal   parking?   
● Is   there   enough   adjacent   land   to   accommodate   the   addi�onal   parking   requirements?   
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OPTION   1B:   EXPAND   EXISTING   BUILDING   -   OUTWARD   ADDITION   

Scope     

Expand   the   exis� ng   Third   Street   loca� on   with   an   outward   addi� on.   RATIO   Architects   completed   
high-level   conceptual   sketches,   which   included   two   op� ons   —   1)   single-level   expansion;   2)   two-story   
addi� on.   

Costs   -   Short   Term:   
● Construc� on   costs   —   $388   /   sq.   . .   =   

$6.6M   (building   only;   no   FFE);   likely   
two-story   addi�on   would   be   more   per   
square   foot     

● Reroute   of   school   entrance   —   unknown   
● Land   acquisi�on   for   parking   —   unknown   

Costs   -   Long   Term:   
● Addi�onal   staffing   of   second   floor   /   larger   

facility   

Service   Impacts   

● There   would   be   con�nued   disrup�on   as   a   result   of   ongoing   construc�on,   and,   poten�ally,   
intermi� ent   par�al   or   full   closures   depending   on   the   final   scope   of   the   addi�on.   

Staffing   Impacts   

● Poten�al   for   increased   space   for   staff   workspaces.     
● A   second   floor   and   larger   service   floor   would   require   addi�onal   staff   to   monitor   and   serve   the   

public   in   the   addi�onal   space.   
● While   the   library   is   shut   down   for   construc�on,   it   is   highly   likely   that   staff   may   need   alternate   

work   sites.   

Pros   Cons   

● Allows   the   exis�ng   building   to   expand   by   
an   addi�onal   17,000   square   feet.   

● Doubles   the   amount   of   parking   spaces.   

● Both   op�ons   require   purchasing   
addi�onal   land   from   the   Weld   RE-4   
School   District   and   re-rou�ng   the   school   
drive.   

● Would   likely   require   a   closure(s)   during   
construc�on.   

● It   is   highly   likely   that   addi�onal   fire   
suppression   systems   would   need   
installed.   

● With   the   second   floor   op�on,   egress   
stairwells   and   an   elevator   would   be   
required.   This   may   reduce   the   usable   



  
  

square   footage   on   the   first   floor.   

Scalability   

● Current   zoning   is   restricted   to   35’   and/or   two   stories   in   the   Town   of   Windsor.   Adding   a   second   
floor   would   be   the   maximum   amount   of   expandable   space   allowable   under   town   code.   

● Given   the   surrounding   property,   this   solu�on   would   maximize   the   area   capacity.     

How   does   this   solu� on   meet   our   mission   and   vision?   

● This   solu�on   would   allow   us   to   serve   more   residents,   fulfilling   our   vision   and   mission   at   a   
larger   scale.   

How   does   this   solu� on   meet   our   needs   and/or   address   challenges?   

● Renova�ons   to   the   Windsor-Severance   Library   would   result   in   improvements   to   services   that   
have   been   suggested   via   the   Strategic   Plan   —   specifically   a� en�on   to:   

○ Space   for   materials   
○ Space   for   quiet   reading   
○ Space   for   children’s   services   isolated   from   other   services   
○ Space   for   staff   work   areas   and   storage   

What   ques� ons   need    to   be   addressed?   

● Would   the   Weld   RE-4   School   District   be   interested   in   selling   land   for   the   addi�on   and   
addi�onal   parking?   If   so,   at   what   price?   

● Would   the   Weld   RE-4   School   District   be   open   to   re-rou�ng   the   school   entrance?   
● Would   it   be   possible   to   stage   the   expansion   over   a   period   of   years?   
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OPTION   2A:   BUILD   NEW   SPACE   -   ONE   FACILITY   

Scope   

Build   one,   large   38,000-square-foot   library   in   the   geographic   center   of   the   district.    See   2018   
informa� on   sheet .   

Costs   -   Short   Term:   
● Construc� on   Costs,   FFE,   Site   

Development   -   $23M   

Costs   -   Long   Term:   
● Staffing   

Service   Impacts   

● Poten� al   to   create   a   larger   facility   that   serves   the   needs   of   the   growing   community,   as   well   as   
a   centralized   administra� on   hub,   for   a   poten� al   mul� -branch   system.   

● Provides   addi� onal   space   —   indoors   and   outdoors   —   for   programming,   collec� ons,   mee� ng   
rooms,   quiet   spaces,   staff   worksta� ons,   and   storage.     

Staffing   Impacts   

● Would   require   addi� onal   staff   members   to   serve   the   public   in   a   larger   space.   
● Provides   more   staff   work   and   collabora� on   spaces.   

Pros   Cons   

● Located   in   the   center   of   the   district.   
● The   district   already   owns   5.76   acres   of   

land.   
● A   feasibility   and   site   study   has   already   

been   completed.   
● Sets   the   district   up   for   success   as   a   

mul� -branch   system.   
● Provides   increased   space   to   meet   the   

service   demands   of   a   growing   popula� on.  
● Includes   outdoor   spaces   for   all   ages   and   a   

plaza   for   outdoor   events.   
● Connected   to   the   trail   system   around   

Windsor   Lake.   
● Poten� al   to   add   an   addi� onal   asset   to   the   

library’s   financials.   
● Increased   collec� on   space   allows   more   

� me   before   materials   are   deaccessioned.   

● May   poten� ally   require   a   mill   levy   
increase,   both   for   construc� on   and   
staffing.   

● This   facility   proposal   has   gone   before   
voters   twice   and   failed.   

● The   community   has   voiced   concerns   
about   the   cost   of   the   project,   tax   
increases,   and   the   loca� on .   

https://drive.google.com/file/d/1E0eotPQFt9zB2vvTs-rypfXbC47oo___/view?usp=sharing
https://drive.google.com/file/d/1E0eotPQFt9zB2vvTs-rypfXbC47oo___/view?usp=sharing
https://news.clearviewlibrary.org/2019/04/04/library-gathers-feedback-on-2018-election/
https://news.clearviewlibrary.org/2019/04/04/library-gathers-feedback-on-2018-election/
https://news.clearviewlibrary.org/2019/04/04/library-gathers-feedback-on-2018-election/


  
  

Scalability   

● At   full   buildout,   there   would   be   limited   space   on   the   site   for   future   expansion.   

How   does   this   solu� on   meet   our   mission   and   vision?   

● This   facility   would   provide   the   infrastructure   support   to   meet   the   vision   and   mission   at   a   
larger   scale   by   providing:   

○ Foster   Early   Literacy   
■ A   dedicated   children’s   area   with   story� me   and   cra.    rooms.   

○ Build   Connec�ons   
■ A   teen   area   for   young   people   to   read,   use   a   computer,   and   connect.   
■ Small   mee�ng   rooms   for   groups   to   study   or   work   together.   
■ Small   conference   rooms   for   larger   groups   to   meet.   
■ A   community   room   for   library   programming   and   events.   
■ Large,   divisible   community   mee�ng   spaces   for   conferences,   mee�ngs,   and   

larger   events.   
○ Inspire   Lifelong   Learning   

■ A   computer   lab   for   individual   use   and   technology   classes.   
■ A   makerspace   for   people   of   all   ages   to   design,   work,   and   experiment.   
■ Dedicated   quiet   spaces   to   work,   read,   or   just   enjoy   the   quiet.   

How   does   this   solu� on   meet   our   needs   and/or   address   challenges?   

This   solu�on   would   address   all   iden�fied   needs:   
● Defined   and   expanded   children’s   area   
● More   programming   spaces   
● 30%   more   space   for   collec�ons   
● Adequate   staff   work   space   
● More   collabora�on   spaces   
● Expanded   quiet   spaces   
● Increased   storage   

What   ques� ons   need   addressed?   

● Would   a   scaled   down   version   of   this   plan   be   feasible?   
● Would   the   Town   of   Windsor   be   willing   to   waive   fees?   
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