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I. INTRODUCTION 

A. General Overview. 

1. Scope of Service Plan.  This Service Plan for Lakeview Metropolitan 
District, City of Loveland, Larimer County, Colorado constitutes a service plan for the proposed 
organization of a metropolitan district to serve the needs of a new development commonly 
known as Lakeview, in the City of Loveland, in Larimer County. 

The area of the Initial District Boundaries is approximately 21.373 acres.  
A legal description and an Initial District Boundary Map are attached hereto as Exhibit A.  A 
vicinity map, showing the location of the District is attached hereto as Exhibit B.  The total 
acreage of the District’s Final Boundary Area is approximately 157.759 acres, which includes 
the Initial District Boundaries.  A legal description and a Final Boundary Area Map are attached 
hereto as Exhibit C. 

Considerable public infrastructure will be constructed to provide the 
required water, sewer, streets and other improvements needed for the Service Area.  This Service 
Plan addresses the Public Improvements which will be provided by the District and demonstrates 
how it will work to provide those improvements in a cost effective manner, from available 
resources and by coordination with surrounding service providers.  The information provided 
herein is preliminary in nature and is subject to change as development within the District 
evolves. 

2. Configuration of the District. 

The Service Area of the District consists of approximately one hundred 
fifty-seven (157) acres.  The District will have the power to impose taxes and other charges 
permitted by law only within its legal boundaries, but will be permitted to provide public 
services to property or individuals outside of the District’s boundaries. 

At build-out, the development within the boundaries of the District is 
anticipated to contain approximately two hundred thirty-two (232) residential homes, over forty 
(40) acres of open space, parks and trails, and a 21,000 square foot office condominium 
complex. 

Except as otherwise provided herein, any boundary adjustment which adds 
to, or subtracts from, the total acreage of the District shall be considered a material modification of 
this Service Plan and shall require the prior written approval of the City Council.  However, 
property in the Final Boundary Area may be included within the boundaries of the District without 
further approval by the City upon compliance with the procedures set forth in Section 32-1-401, et 
seq., C.R.S. 

3. Long Term District Plan. 

The payment of the District’s Debt, as hereinafter defined, for capital 
improvements will be managed through the development of a Financing Plan for those 
improvements and through the development of an operating plan for long-term operations and 
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maintenance.  After all Debt instruments have been issued by the District and adequate 
provisions have been made for payment of all of the District’s Debt, the electorate of the District 
will have the opportunity to consider the dissolution of the District in accordance with State law.  
The District will consider such dissolution at the time the District’s Debt has been paid and 
adequate provisions have been made for the operation and maintenance of all of the District’s 
facilities.  Ultimately, control of these decisions will rest with the electorate in the District.  In 
addition, the City may file an application with the District's Board pursuant to Section 32-1-
701(3), C.R.S, or any successor statute, for dissolution of the District and thereupon the District 
Board shall proceed with the dissolution proceedings as required by law.  If the District has no 
financial obligations or bonds outstanding, the District Board will be deemed by this Service 
Plan to have consented to the dissolution for the purposes of Section 32-1-704(3)(b), C.R.S or 
any successor statute. 

4. City Policy. 

Notwithstanding anything contained herein to the contrary, the District 
shall be subject to and comply with all applicable provisions of the City’s Charter, Code, 
ordinances, resolutions, rules, regulations, standards and policies. 

5. Dedication of Improvements. 

The District shall, in accordance with City Policy, dedicate, or cause to be 
dedicated on its behalf, all Public Improvements customarily dedicated to the City.  The District 
acknowledges, however, that the City shall not be required to accept dedication of any such 
Public Improvements except in accordance with City Policy.  These improvements include, but 
are not limited to:  all public streets and those streets dedicated by plat, storm sewer systems, 
including inlets and underground pipes within public rights-of-way, and all off-site safety 
protection improvements.  Improvements which are to be dedicated to the City shall be designed 
and constructed in accordance with State and Federal laws, regulations and standards, and in 
accordance with City Policy. 

The District shall dedicate all water and sanitation improvements, 
respectively, to the Fort Collins – Loveland Water District and the South Fort Collins Sanitation 
District, in accordance with the rules and regulations of those districts, subject only to those 
encumbrances which are acceptable to FCLWD and SFCSD, respectively.  Upon acceptance by 
FCLWD, the water improvements will be owned, operated and maintained by FCLWD, and 
upon acceptance by SFCSD, all sanitation improvements will be owned, operated and 
maintained by SFCSD. 

It is anticipated that the District shall own and maintain, or cause to be 
maintained, all park and recreational improvements, and any related irrigation systems.  
However, in accordance with City Policy, and upon agreement by the City and the District, the 
City may accept, but shall not be required to accept, dedication of neighborhood parks, 
recreational improvements, and irrigation systems.  Any parking lots, parking structures, and 
other off-street parking facilities shall not be dedicated to the City, but shall be owned, operated, 
and maintained by the District.  The District shall not sell, convey or privatize any of the 
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District’s park and recreation improvements and related irrigation systems, parking lots, parking 
structures or off-street parking facilities without the City Council’s prior written approval. 

Operations and maintenance of those improvements dedicated to the City in 
accordance with City Policy shall rest with the City.  However, the District shall maintain all 
landscaping in the public rights-of-way unless such obligation is expressly accepted by the City.  In 
the event the District constructs enhanced amenities which exceed City standards under City Policy, 
the City and the District must first agree as to the operation and maintenance of such enhanced 
amenities prior to the City’s acceptance of any such improvements.  All park and recreation and 
landscaping improvements, including waterways and associated landscaping, not dedicated to and 
accepted by the City shall be owned, operated, and maintained by the District, either directly or by 
contract with another entity such as a property owners association. 

Storm sewer systems, including inlets and underground pipes within public 
rights-of-way, shall be conveyed to the City for purposes of reporting on Municipal Separate Storm 
Sewer System (MS4) Reports.  The District shall retain such easements as are necessary to operate 
and maintain landscaping and related improvements associated with such storm drainage and 
detention areas.  The District shall further retain such easements as are necessary to operate and 
maintain all detention ponds, their respective outlet works, water quality components, and outlet 
pipes from the detention ponds to the point of terminus. 

The District may, at its sole cost and expense, acquire all property required 
by the City for the construction of Public Improvements to be provided by the District pursuant 
to this Service Plan.  The District may acquire any interests in property, leases and easements 
necessary to the functions or the operation of the District, except that the District shall not pay 
more than fair market value and reasonable settlement costs for any interest in real property and 
shall not pay for any interest in real property which must otherwise be dedicated for public use or 
the District’s use in accordance with any governmental ordinance, regulation, or law or in 
accordance with City Policy.  Accordingly, the District shall not purchase from the Developer 
any interest in real property that is customarily dedicated by developers to the City in accordance 
with City Policy. 

In the event that the City determines that Public Improvements have been 
constructed in accordance with City Policy and will be accepted by the City in accordance with 
City Policy, an initial acceptance letter is customarily issued by the City specifying that the 
Public Improvements dedicated to the City shall be warranted, by the District or the Developer, 
for a period of two calendar years from the date of such initial acceptance, or such other warranty 
period as may be required by City Policy.  Should the Public Improvements conform to the 
City’s specifications and standards, the City customarily issues a “Final Acceptance” form letter 
to the District at the completion of the applicable warranty period.  At the City’s discretion, 
dedication of Public Improvements may take place after the expiration of the applicable warranty 
period. 

Failure of the District to comply with these dedication requirements shall 
be deemed to be a material departure from this Service Plan.  Such dedication requirements shall 
not be amended without the prior written approval of the City Council. 
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6. Existing Services and Districts. 

There are currently no other entities in existence in the area of the 
proposed development which have the ability and/or desire to undertake the design, financing, 
construction, operation and maintenance of the improvements which are needed for the District’s 
inhabitants.  It is also the District’s understanding that the City does not consider it feasible or 
practicable to provide the necessary services and facilities for the development, as further 
described herein.  Consequently, use of the District is deemed necessary for the provision of 
Public Improvements in the development. 

In order to minimize the proliferation of new governmental structures and 
personnel, the District intends to utilize existing entities, to the extent possible for operations and 
maintenance of the Public Improvements.  Consequently, while the District will finance capital 
improvements and coordinate the provision of services, the District is expected to utilize existing 
entities and personnel as much as possible.  As described above, certain Public Improvements, 
including storm drainage, streets, and off-site traffic safety and signalization, will be conveyed to 
the City by the District and subsequent operations and maintenance of these improvements shall 
rest with the City.  Park and recreation improvements may be conveyed to the City or may be 
owned, operated and maintained by the District or a homeowners association, as described in 
greater detail below.  The timing for conveyance of the improvements will be as provided in this 
Service Plan and in accordance with City Policy.  Additionally, the water and sanitation 
improvements will be conveyed, respectively, to FCLWD and SFCSD in accordance with the 
policies and procedures of those districts. 

7. Property Owner Associations. 

Certain services may be provided within the District by one or more 
property owner associations expected to be organized as Colorado non-profit organizations 
comprised of all property owners in the District.  The associations may provide architectural 
control services, community organizations, community events and activities, community 
marketing, security, recreational amenity maintenance, common area maintenance, and other 
programs which may be beyond the scope or financial capacity of the District. 

B. General Financial Information and Assumptions. 

The current assessed valuation of the Service Area is $0 for purposes of the 
Financing Plan and, at build-out, the total assessed valuation within the District is estimated to be 
approximately $39,737,462. 

The anticipated costs of improvements necessary to provide access to, and 
appropriate services within, the District are estimated in Exhibit E.  Costs are shown for each 
category of improvements anticipated to be constructed.  The District may obtain financing for 
the capital improvements needed for the development through the issuance of Debt instruments 
by the District.  General obligation Debt will be payable from revenues derived from ad valorem 
property taxes and from other sources.  At the time Debt instruments are proposed to be issued, 
alternative financing plans may be employed and be utilized by the District as long as such 
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alternative financing plan does not result in any material economic deviation or a change in the 
risk to property owners. 

The Financing Plan demonstrates that a portion of the projected infrastructure 
costs described herein can be generated with reasonable mill levies and fees, along with 
reasonable increases in assessed valuation.  The figures contained herein depicting costs of 
infrastructure and operations shall not constitute legal limits on the financial powers of the 
District; provided, however, that the District shall not be permitted to issue Debt which is not in 
compliance with the bond registration and issuance requirements of State law. 

C. Contents of Service Plan. 

This Service Plan consists of a preliminary financial analysis and a preliminary 
engineering plan showing how the facilities and services for the District can be provided and 
financed by the District.  Numerous items are included in this Service Plan in order to satisfy the 
requirements of law for formation of a special district.  Those items are listed in Exhibit G 
attached hereto.  Each of the requirements of law is satisfied by this Service Plan.  

The assumptions contained within this Service Plan were derived from a variety 
of sources.  Information regarding the present status of property within the District, as well as the 
current status and projected future level of similar services was obtained from the Developer.  
Cost estimates and descriptions of the Public Improvements were provided by Landmark 
Engineering Ltd., which has experience in the cost and construction of similar facilities.  Legal 
advice in the preparation of this Service Plan was provided by McGeady Sisneros, P.C., which 
represents numerous special districts.  Preparation of the Financing Plan was provided by George 
K. Baum Company.  The owner and Developer of the real property within the District is 
Lakeview Development Corporation, a real estate development company. 

D. Modification of Service Plan. 

This Service Plan has been designed with sufficient flexibility to enable the 
District to provide required services and facilities under evolving circumstances without the need 
for numerous amendments.  While the assumptions upon which this Service Plan are generally 
based are reflective of current zoning for the property within the District, the cost estimates and 
financing plan are sufficiently flexible to enable the District to provide necessary services and 
facilities without the need to amend this Service Plan as zoning changes.  Modification of the 
general types of services and facilities, and changes in proposed configurations, locations, or 
dimensions of various facilities and improvements shall be permitted to accommodate 
development needs consistent with then current zoning for the property and consistent with City 
Policy.  Except as otherwise provided in Section I.A.2. above, all boundary adjustments which 
add to, or subtract from, the total acreage of the District shall be considered a material 
modification of this Service Plan and shall require the prior written approval of the City Council. 

II. DEFINITIONS 

In this Service Plan, the following terms shall have the meanings indicated below, unless 
the context hereof clearly requires otherwise: 
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Board:  means the board of directors of the District. 

Bond, Bonds or Debt:  means general obligation or revenue bonds, notes, contracts, 
agreements, certificates of indebtedness, interim certificates or receipts, or other 
documents or instruments evidencing loans or advances to the District. 

City: means the City of Loveland, Colorado. 

City Council:  means the City Council of the City of Loveland, Colorado. 

City Policy:  means the applicable provisions of the City’s Charter, Code, ordinances, 
resolutions, rules, regulations, standards and policies. 

County:  means the County of Larimer, Colorado. 

Debt Limit: means the maximum amount of Debt which may be incurred by the District 
as set forth in Section VII.A below. 

Developer:  means Lakeview Development Corporation, its affiliates, and their respective 
successors and assigns. 

District:  means Lakeview Metropolitan District. 

FCLWD:  means Fort Collins – Loveland Water District. 

Financing Plan:  means the Financing Plan of the District as described in Section VII, and 
attached hereto as Exhibit F. 

Final Boundary Area:  means the total area which may ultimately be included into the 
boundaries of the District, as legally described in Exhibit C and depicted in the Final 
Boundary Area Map. 

Final Boundary Map:  means the map attached hereto as Exhibit C, describing the Final 
Boundary Area. 

Initial District Boundaries:  means the boundaries of the area legally described in Exhibit 
A and depicted in the Initial District Boundary Map. 

Initial District Boundary Map:  means the map attached hereto as Exhibit A, describing 
the District’s initial boundaries. 

Lakeview:  means the Boyd Lake North 7th Subdivision, also commonly referred to the 
Lakeview Subdivision. 

Mill Levy Cap:  means the maximum mill levy the District is permitted to impose for 
payment of both Debt and operations and maintenance, as set forth in Section VII.C.1 
below. 
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Public Improvements:  means a part or all of the improvements authorized to be planned, 
designed, acquired, constructed, installed, relocated, redeveloped and financed as 
generally described in Section III and IV. 

Service Area:  means the property within the Final Boundary Area. 

Service Plan:  means this service plan for the District as approved by City Council. 

SFCSD:  means South Fort Collins Sanitation District. 

Special District Act:  means Section 32-1-101, et seq., of the Colorado Revised Statutes, 
as amended from time to time. 

State:  means the State of Colorado. 

Systems Development Fee:  means a one-time fee to be collected per lot prior to the 
issuance of a building permit for such lot within the District. 

Taxable Property:  means real or personal property within the Service Area subject to ad 
valorem taxes imposed by the District. 

III. NEED FOR A METROPOLITAN DISTRICT AND GENERAL POWERS 

A. Need for a Metropolitan District. 

The property within the boundaries of the District is currently undeveloped.  The 
purpose of the District will be to finance the Public Improvements for the benefit of its 
occupants, taxpayers, and visitors.  No other entities exist which will finance the construction of 
the facilities needed for the District.  It is not the District’s intent to provide ongoing services 
other than as specifically set forth herein, or as might be authorized by the City from time to 
time.  The District acknowledges the need to cooperate with the City in order to properly serve 
and promote the health, safety and welfare of its inhabitants and it hereby expresses its intention 
to do so.  In order to make the most efficient utilization of existing governmental entities, the 
District may enter into intergovernmental agreements for the financing and construction of certain 
improvements and for the operation and maintenance of certain improvements. 

B. General Powers of the District. 

The District will have the power and authority to provide the Public 
Improvements and related operation and maintenance services described in this Section, both 
within and outside its boundaries, as such power and authority is described in the Special District 
Act, and other applicable statutes, common law and the Constitution of the State, subject to the 
limitations set forth herein.  The tax rate for such operation and maintenance purposes cannot 
exceed, together with any mill levy imposed for repayment of Debt, the Mill Levy Cap.  In 
addition, the District shall be authorized to assess an operations and maintenance fee. 

The District will ensure that the proposed Public Improvements are designed and 
constructed in accordance with City Policy and/or the standards and specifications of other 
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entities which may operate and maintain the completed improvements.  In accordance with City 
Policy, the District will obtain City approval of civil engineering plans and a permit from the 
City for construction and installation of all improvements. 

1. Streets.  The District shall have the power to provide for the design, 
acquisition, installation, construction, financing, operation, and maintenance of street and 
roadway improvements, including, but not limited to, curbs, gutters, culverts, storm sewers and 
other natural or man-made drainage facilities, detention ponds, erosion control, water quality 
control facilities, retaining walls and appurtenances, as well as sidewalks, bridges, fencing, 
parking facilities, paving, lighting, grading, landscaping, undergrounding of public utilities, snow 
removal equipment, or tunnels and other street improvements, together with all necessary, 
incidental, and appurtenant facilities, land and easements, together with extensions of and 
improvements to said facilities.  

2. Sanitation.  The District shall have the power to provide for the design, 
acquisition, installation, construction, and financing of certain sanitary sewage collection and 
transmission improvements, including, but not limited to, collection mains and laterals, 
transmission lines, and all necessary, incidental, and appurtenant facilities, together with 
extension of and improvements to said system, within and without the boundaries of the District.  
The District shall convey to SFCSD all sanitary sewer improvements pursuant to SFCSD rules 
and regulations, as discussed in Section IV.B.3 below.  The District shall not design, acquire, 
install, construct, finance, operate or maintain any wastewater treatment or disposal works or 
facilities without the express prior written approval of the City Council. 

3. Water.  The District shall have the power to provide for the design, 
acquisition, installation, construction, and financing of certain water transmission and 
distribution improvements, including, but not limited to, transmission lines, distribution mains 
and laterals, and all necessary, incidental, and appurtenant facilities, together with extension of 
and improvements to said system, within and without the boundaries of the District.  The District 
shall convey to FCLWD all water improvements pursuant to the FCLWD rules and regulations, 
as discussed in Section IV.B.4 below, provided; however, the District shall retain ownership of 
the irrigation system.  The District shall not design, acquire, install, construct, finance, operate or 
maintain any water well or water treatment or storage works or facilities, other than as may be 
required in connection with any non-potable irrigation system designed, acquired, installed, 
constructed, financed, operated or maintained as described in Section IV.B.4 of this Service Plan 
without the express prior written approval of the City Council. 

4. Traffic and Safety Controls.  The District shall have the power to provide 
for the design, acquisition, installation, construction, financing, operation, and maintenance of 
traffic and safety protection facilities and services through traffic and safety controls and devices on 
arterial streets and highways, environmental monitoring, as well as other facilities and 
improvements, including, but not limited to, main entry buildings, access gates, bollards, 
signalization at intersections, traffic signs, area identification signs, directional assistance, and driver 
information signs, together with all necessary, incidental, and appurtenant facilities, land and 
easements, together with extensions of and improvements to said facilities. 
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5. Parks and Recreation.  The District shall have the power to provide for the 
design, acquisition, installation, construction, financing, operation, and maintenance of public park 
and recreation facilities or programs including, but not limited to, grading, soil preparation, sprinkler 
and irrigation systems, playfields, playgrounds, ponds, wetland areas, fencing, sidewalks, bike 
and hiking trails, pedestrian trails, pedestrian bridges, pedestrian signage, picnic areas, seating 
areas, passive parks, common area landscaping, including water features, and weed control, 
outdoor lighting of all types, community events, and other facilities, together with all necessary, 
incidental and appurtenant facilities, land and easements, and all necessary extensions of and 
improvements to said facilities or systems. 

6. Mosquito and Pest Control.  The District shall have the power to provide 
for the design, acquisition, installation, construction, financing, operation, and maintenance of 
systems and methods for the elimination and control of mosquitoes, rodents and other pests. 

7. Television Relay and Translation.  The District shall have the power to 
provide for the design, acquisition, construction, completion, installation, financing, and/or 
operation and maintenance of television relay and translator facilities, together with all 
necessary, incidental and appurtenant facilities, land and easements, and all necessary extensions 
of and improvements to said facilities. 

8. Covenant Enforcement.  The District shall have the power to provide 
covenant enforcement and design review services within the District if the District and the 
governing body of a master association or similar body contract for such services, or if the 
declaration, rules and regulations, or any similar document containing the covenants to be 
enforced for the area within the District name the District as the enforcement or design review 
entity.  The District shall have the power to provide covenant enforcement and design review 
services only if revenues used to provide such services are derived from the area in which the 
service is furnished. 

9. Security.  The District shall have the power to furnish security services for 
any area within the District’s boundaries.  Prior to furnishing any security services, the District 
shall provide written notification to, consult with, and obtain the prior written consent of the 
City’s Chief of Police and any applicable master association or similar body having authority in 
its charter or declaration to furnish security services within the District’s boundaries, in 
accordance with Section 32-1-1004(7), C.R.S. 

10. Legal Powers.  The powers of the District will be exercised by its Board of 
Directors to the extent necessary to provide the Public Improvements and services contemplated in 
this Service Plan.  The foregoing Public Improvements and services, along with all other activities 
permitted by law, will be undertaken in accordance with, and pursuant to, the procedures and 
conditions contained in the Special District Act, other applicable State laws, City Policy, and this 
Service Plan, as any or all of the same may be amended from time to time. 

11. Other.  In addition to the powers enumerated above, the District’s Board 
shall also have the following authority: 
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(a) To amend this Service Plan as needed, subject to the appropriate 
statutory procedures, provided that any material modification of this Service Plan shall be made 
only with the prior written approval of the City Council in accordance with Section 32-1-207, 
C.R.S.; and 

(b) To forego, reschedule, or restructure the financing and construction 
of certain improvements and facilities, in order to better accommodate the pace of growth, 
resource availability and potential inclusions of property within the District, and to determine if 
some or all of the improvements and facilities contemplated herein would best be performed by 
another entity; and 

(c) Except as otherwise limited herein, to exercise all necessary and 
implied powers under State law, in the reasonable discretion of the Board of Directors of the 
District as necessary to further the exercise of the powers expressly authorized by this Service 
Plan. 

12. Condemnation.  Absent the prior written approval of the City Council, the 
District shall not exercise its statutory power of eminent domain and dominant eminent domain 
for the purpose of condemning any property outside of the District’s boundaries, including any 
property owned by the City.  Additional approval from the City Council shall not be required 
prior to the District’s exercise of its statutory power of eminent domain and dominant eminent 
domain with respect to property within the District’s boundaries, provided; however, that the 
District shall not exercise its statutory power of dominant eminent domain to condemn property 
owned by the City that is located within the District’s boundaries, without the prior written 
consent of the City Council. 

IV. DESCRIPTION OF FACILITIES AND PUBLIC IMPROVEMENTS 

The District will be permitted to exercise its statutory powers and respective authority as 
set forth herein to finance, construct, acquire, operate and maintain the Public Improvements 
described in Section III of this Service Plan either directly or by contract.  A depiction of the 
Public Improvements anticipated to be provided by the District is set forth in Exhibit D, attached 
hereto and incorporated herein by this reference.  Where appropriate, the District will contract 
with various public and/or private entities to undertake such functions.  The District also may 
petition existing governmental entities for inclusion of part or all of the property within the 
District into an existing service area provided the City Council gives its prior written consent.  
There are currently no other entities within the boundaries of the District providing the following 
services, nor shall the services provided by the District duplicate or interfere with those services 
provided by the City.  Public Improvements which are to be dedicated to the City shall be 
designed and constructed in accordance with City Policy and applicable State and Federal laws, 
regulations and standards. 

Detailed information for each type of improvement needed for the District is set forth in 
the following pages.  It is important to note that the preliminary layouts contained in this Section 
and in Exhibit D are conceptual in nature only, and that modifications to the type, configuration, 
and location of improvements will be necessary as development proceeds.  All facilities will be 
designed in such a way as to assure that the facility and service standards will be compatible with 

{00146429.DOC v:8} 10 
 



 

those of the City, and of other municipalities and special districts which may be affected thereby.  
To the extent required by City Policy, the District will issue letters of credit or other surety 
required by City Policy to the City to provide security for Public Improvements to be constructed 
by the District. 

The following sections contain general descriptions of the contemplated facilities and 
improvements which will be financed by the District. 

A. General. 

Construction of all planned facilities and improvements will be scheduled to 
allow for proper sizing and phasing and to keep pace with the need for service.  All descriptions 
of the specific facilities and improvements to be constructed, and their related costs, are 
estimates only and are subject to modification as engineering, development plans, economics, 
requirements of the City, and construction design or scheduling may require.  As depicted herein, 
the majority of capital improvements to be constructed by the District are necessary in the initial 
years of development. 

B. General Design Standards. 

Public Improvements within the District, including, without limitation, those 
specifically listed herein, will be designed and installed by the District in conformance with 
current standards adopted by the District, and in accordance with City Policy and the policies of 
FCLWD and SFCSD, as appropriate. 

1. Street System and Traffic Safety. 

(a) General.  In addition to providing funding for certain offsite 
improvements, the District proposes to construct a street and roadway system to serve the 
development.  The existing and proposed elements of the street system will provide a network of 
arterial, collector or local streets to serve the flow of traffic within the District.  All facilities, 
traffic controls, signals and signage will be designed and installed in accordance with City Policy 
and sound engineering judgment. 

(b) Streets.  Public streets will be designed, located and installed to 
conform to the standards and recommendations of the Colorado Department of Transportation 
(where applicable), City Policy and the rules and regulations adopted by the District. 

As permitted by City Policy, traffic controls and signage may be provided 
along streets or at other locations to enhance the flow of traffic within Lakeview.  If authorized 
by City Policy, street lights may be installed by the District along collector and local roadways. 

(c) Landscaping.  Landscaping may be installed by the District along 
the roadway rights-of-way and trail easements in accordance with City Policy.  The District may 
also install and maintain landscaped highlights along the internal streets and entry features at 
major entrances.  Additional features may be installed and maintained by the developers of the 
individual parcels. 
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(d) Signals and Signage.  Signals and signage may be installed by the 
District as required by traffic studies, the District’s rules and regulations, City Policy and the 
Colorado Department of Transportation.  Additional signage, whether temporary or permanent, 
may be installed as needed to accommodate development, provided such signage is permitted by 
City Policy. 

2. Storm Water Drainage. 

(a) General.  The District plans to install the necessary storm water 
drainage system to serve Lakeview.  The proposed elements of the storm water drainage system 
will provide a network of culverts, roadside swales, pipes, detention and water quality ponds, 
inlet and outlet structures, and curb and gutter designed and installed in accordance with City 
Policy and sound engineering judgment.  The District will design and install all storm water 
drainage improvements except for specific improvements within individual development parcels 
and residential lots which will be designed and installed by individual developers and/or 
builders. 

All storm water drainage facilities will be designed to conform to the 
standards and recommendations for drainage improvements pursuant to City Policy, the rules 
and regulations of the District and standards of other affected municipalities. 

(b) Culverts.  Culverts will be installed under all roadways that 
intersect storm drainage channels.  Culverts will be designed to pass flows as required by City 
Policy, and may include headwalls, wing walls, inlet and outlet structures, and riprap protection 
to enhance their hydraulic capacity and reduce bank or channel erosion. 

An overall drainage plan will be developed that will identify the major 
facilities necessary to convey the storm runoff from the District.  This plan will include all 
infrastructure required to convey the flows generated within the District, or which are required to 
flow through the District.  This plan must maintain the flexibility to modify the major drainage 
facilities as more detailed information is generated during the design of the individual phases.  
The overall drainage plan will include the utilization of storm sewers, drainage channels, streets, 
gutters, culverts and ponds. 

3. Sanitation System.  The District is located within the boundaries of 
SFCSD and sanitary sewer service will be provided to the District by SFCSD.  All sanitary sewer 
improvements shall be constructed in accordance with all applicable rules, regulations and 
requirements of SFCSD, and the recommendations of the Colorado Department of Health and 
City Policy, as appropriate.  Upon completion of construction, all sanitary sewer improvements 
shall be dedicated to SFCSD, in accordance with SFCSD’s dedication requirements, subject only 
to encumbrances acceptable to SFCSD.  Following acceptance by SFCSD, the sanitation 
improvements will be owned, operated and maintained by SFCSD. 

4. Water System.  The District is located within the boundaries of FCLWD 
and water service will be provided to the District by FCLWD.  All water improvements shall be 
constructed in accordance with all applicable rules, regulations and requirements of FCLWD, 
City Policy, and applicable fire protection requirements, as appropriate.  Upon completion of 

{00146429.DOC v:8} 12 
 



 

construction, all water improvements shall be dedicated to FCLWD, in accordance with 
FCLWD’s dedication requirements, subject only to encumbrances acceptable to FCLWD.  
Following acceptance by FCLWD, the water improvements will be owned, operated and 
maintained by FCLWD.  Notwithstanding the foregoing, the District shall have the authority to 
retain ownership, and operate and maintain the irrigation system and appurtenant facilities. 

5. Park and Recreation. 

All park and recreational facilities that the District undertakes will be 
constructed in accordance with plans and specifications approved by the City.  All park and 
recreational facilities will be constructed in accordance with engineering and design 
requirements appropriate for the surrounding terrain, and shall be compatible with and comply 
with City Policy or the standards of other local public entities, as applicable. 

C. Services of District.  The District will require operating funds to plan and cause 
the facilities contemplated herein to be completed.  Such costs are expected to include 
reimbursement of organizational costs, legal, engineering, accounting, bond issuance costs and 
compliance with State reporting and other administrative requirements.  The first year’s 
operating budget is estimated to be approximately $10,405.  An overall Financing Plan showing 
the anticipated operating costs for the first budget year and thereafter, phasing of bond issues, 
and related matters is attached to this Service Plan as Exhibit F.  Operating costs may increase 
depending upon the entity designated responsible for operations and maintenance of the facilities 
as set forth in this Section IV.  Notwithstanding the projections set forth in the Financing Plan, 
such amounts are therefore subject to increase and may be paid from any legally available 
revenues, including, but not limited to, fees or charges legally imposed by the District.   

Organizational costs and capital costs expended for public infrastructure prior to 
the date of organization, if any, will be reimbursed to the Developer by the District out of its 
initial revenue sources, including bond issue proceeds.  However, the District shall not reimburse 
the Developer for any site work or other construction work performed related to Lakeview prior 
to the date of approval of this Service Plan.  The District shall be permitted to borrow initial 
operating funds from private entities until such time as they are able to generate operating 
revenues from other legally available sources.  The District may acquire completed 
improvements from the Developer with bond proceeds, provided that the acquisition price shall 
not exceed the actual costs of design and construction of said improvements.  Certain of those 
improvements will then be conveyed by the District to the City, SFCSD, or FCLWD.  
Alternatively, the Developer may dedicate certain improvements directly to these entities, with 
reimbursement to the Developer to come from the District. 

D. Estimated Cost of Facilities. 

The estimated cost of the facilities to be constructed, installed and/or acquired by 
the District are shown in Exhibit E and include contingencies and supervision for the 
administrative oversight process including necessary approvals and construction management for 
onsite management of ongoing capital construction. 

 

{00146429.DOC v:8} 13 
 



 

V. DEVELOPMENT PROJECTIONS 

Land use within Lakeview will be primarily for residential purposes.   The District will 
include three neighborhoods offering a variety of housing options and price points, and 
supporting amenities.  The absorption rates for Lakeview are incorporated into the Financing 
Plan attached hereto. 

VI. PROPOSED AND EXISTING AGREEMENTS 

The District will be permitted to exercise its statutory powers and respective authority, as 
set forth herein, to finance, construct, acquire, operate and maintain the Public Improvements 
either directly or by contract.  To the extent practicable, the District may enter into 
intergovernmental and/or private agreements in order to ensure long-term provision of the 
improvements and services contemplated herein, and to provide effective management.  Said 
agreements may include, but are not limited to, agreements with homeowner associations, 
governments and/or service providers, and agreements with the City.  Agreements of this nature 
are authorized by Section 18(2)(a) of Article XIV of the Constitution of the State, and Section 
29-1-201, et seq., C.R.S. 

VII. FINANCING PLAN 

The Financing Plan, attached as Exhibit F, demonstrates one method that might be used 
by the District to finance the cost of infrastructure.  The Financing Plan demonstrates that the 
cost of infrastructure described herein can be provided with reasonable mill levies and fees, 
assuming reasonable increases in assessed valuation and assuming the rate of build-out estimated 
in the Financing Plan.  The Financing Plan reflects that the District intends to issue general 
obligation bonds, which bonds will be repaid from revenues obtained from various sources, 
including, but not limited to, revenues generated by mill levies and a Systems Development Fee.  
The Financing Plan also reflects the Developer’s commitment to contribute sums of money 
toward the financing of the infrastructure. 

A. Debt Limitation.  To enable the District to finance, construct, operate, and 
maintain the Public Improvements contemplated by this Service Plan, it is anticipated that the 
District will incur Debt, as defined herein.  The maximum amount of the Debt that the District 
shall be authorized to issue shall be Twenty-Five Million Dollars ($25,000,000) (the “Debt 
Limit”).  Debt may be restructured to accomplish a refunding or reissuance, provided the 
principal amount of Debt does not exceed the Debt Limit set forth above.  Debt which has been 
refunded, or otherwise legally defeased, shall not count against the Debt Limit; so as to avoid the 
“double-counting” of any Debt.  The Debt Limit shall not be increased unless first approved in 
writing by the City Council and as permitted by statute.  Any change in Debt Limit shall be 
considered a material modification of the Service Plan. 

B. Approval of Debt Issuance.  It is currently anticipated that the District will issue 
Debt in amounts sufficient to permit the District to construct all or a portion of the needed Public 
Improvements.  The timing of issuance of Debt may be adjusted from time to time to meet 
development requirements.  It is the intention of the District that the improvements for Lakeview 
will be installed in phases.  Prior to issuing Bonds to finance any phase of the improvements 
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described in this Service Plan, the portion of Lakeview that will be developed, benefited or 
served by the installation of such improvements and which is located in the Final Boundary Area 
shall be included in the District’s boundaries.  Despite the amount of voted debt authorization by 
the District’s electorate, the above Debt Limit serves as the ultimate cap for the Debt the District 
shall incur.  Prior to the issuance of any Debt in excess of $100,000, the District must provide the 
City Attorney with an opinion prepared by nationally recognized bond counsel evidencing that 
the District has complied with all Service Plan requirements relating to such Debt.  All Debt 
instruments entered into by the District shall provide that the District’s obligations thereunder 
shall be discharged forty (40) years after the date such Debt is issued regardless of whether the 
obligations under such Debt instruments are paid in full. 

C. Identification of District Revenue.  All Debt issued by the District may be payable 
from any and all legally available revenues of the District, including general ad valorem taxes, to 
be imposed upon all Taxable Property within the District, and a Systems Development Fee. 

1. Mill Levy Cap.  The maximum mill levy the Districts may impose of the 
payment of both Debt and operations and maintenance expenses shall be sixty (60) mills, and the 
portion of the mill levy imposed for debt service shall not exceed fifty (50) mills.  The Mill Levy 
Cap shall be subject to adjustment if the laws of the State change with respect to the assessment 
of property for taxation purposes, the ratio for determining assessed valuation changes, or other 
similar changes occur.  In any of these events, the Mill Levy Cap shall be automatically adjusted 
so that the collective tax liability of property owners within the District neither increases nor 
decreases as a result of any such changes, thereby maintaining a constant level of tax receipts of 
the District and overall tax payments from property owners.  In addition, the District may adjust 
the amount of its mill levy by an additional amount which does not exceed the proportional share 
of the total amount of abatements and refunds made pursuant to the provisions of Section 39-10-
114(1)(B), C.R.S.  The District shall not impose or attempt to impose a mill levy on any of the 
property conveyed or dedicated to the City as provided in this Service Plan.  Except as otherwise 
provided in this Section, the Mill Levy Cap shall not be increased unless first approved in 
writing by the City Council and as permitted by statute.  Any such increase in the Mill Levy Cap 
shall be considered a material modification of the Service Plan. 

2. Systems Development Fee.  The District is permitted to assess a one-time 
Systems Development Fee to be collected per lot prior to the issuance of a building permit for 
such lot within the District.  It is anticipated that the Systems Development Fee will be assessed 
at a rate of 1.75% of the improved valuation of each lot, as set forth in the Financing Plan. 

3. Operations and Maintenance Fee.  The District shall be permitted to assess 
a fee to fund operations and maintenance expenses. 

4. Developer Contributions.  As is evidenced in the Financing Plan on page 
2, in column 11, titled “Developer Contribution Infrastructure,” the Developer shall contribute 
certain sums of money toward the financing of the infrastructure.  Notwithstanding any other 
provision in this Service Plan to the contrary, the Developer shall not seek reimbursement from 
the District for any of these amounts nor shall the District pay such reimbursement. 
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5. Other Revenues.  Any Debt issued by the District must be issued in 
compliance with the requirements of Section 32-1-1101(6), C.R.S., and Section 11-59-106, 
C.R.S., as amended.  The District anticipates issuing Debt that is exempt from registration by 
virtue of being credit enhanced or issued exclusively to “accredited investors” as such term is 
defined under Sections 3(b) and (4)(2) of the Federal Securities Act of 1933.  It is anticipated 
that the initial funding for both capital and ongoing administrative requirements of the District 
will be provided by the Developer in the form of advances in exchange for Debt instruments, 
which will provide for repayment to the Developer from Debt proceeds or other legally available 
sources of revenue.  It is anticipated that the District and Developer will enter into a 
reimbursement agreement(s), under which the District will obtain verification from an 
independent engineer that all expenses are reasonable prior to the District providing any 
reimbursement to the Developer.In addition to revenues from the District’s mill levy, the District 
may receive revenue from specific ownership taxes, Developer advances, interest income, 
oversizing and reimbursement agreements with the City, fees and charges levied by the District, 
and other legally permissible sources.  The District shall not be authorized to impose or accept 
revenues derived from any fee on retail sales or any other fee, toll, tax, or charge, the amount of 
which is calculated in a manner similar to the calculation of a sales or use tax.  The foregoing 
shall not be construed to limit the District’s authority to charge a user fee for use of District 
facilities.  The District shall have the authority to use all available revenues in any legally 
permissible manner consistent with the terms of this Service Plan. 

In the event the Developer enters into an oversizing and/or reimbursement 
agreement with the City the following shall apply: 

(a) If the District purchases from the Developer improvements 
constructed pursuant to an oversizing and/or reimbursement agreement with the City, and the 
Developer has obtained reimbursement from the City at the time of the District’s purchase, the 
purchase price of the improvements to be paid by the District shall be the costs of the 
improvements as certified by the District’s engineer less the amount of the reimbursement 
received by the Developer; or 

(b) If the District purchases from the Developer improvements 
constructed pursuant to an oversizing and/or reimbursement agreement with the City, and the 
Developer has not yet obtained reimbursement from the City at the time of the District’s 
purchase, the purchase price of the improvements to be paid by the District shall be the costs of 
the improvements as certified by the District’s engineer less the amount of the future 
reimbursement to which the Developer is entitled; or, in the alternative, the District may pay the 
full costs of the improvements as certified by the District’s engineer and the Developer shall 
immediately assign to the District any and all rights to reimbursement from the City for said 
improvements.  Nothing herein shall be construed as an agreement or obligation of the City to 
make any reimbursement for the oversizing of any improvements. 

D. Security for Debt.  The District shall not pledge any revenue or property of the 
City as security for the indebtedness set forth in this Service Plan.  Approval of this Service Plan 
shall not be construed as a guarantee by the City of payment of any of the District’s obligations; 
nor shall anything in the Service Plan be construed so as to create any responsibility or liability 
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on the part of the City in the event of default by the District in the payment of any such 
obligation. 

E. Filings with the City and Quinquennial Review. 

1. Filings with the City.  The District shall file with the City the following 
information and documents, promptly after they become available in their final, executed form: 

(a) Audited financial statements of the District, to the extent audited 
financial statements are required by State law; 

(b) Annual budgets of the District; 

(c) Intergovernmental agreements; 

(d) Resolutions regarding issuance of Debt, including relevant 
financing documents, credit agreements and official statements; 

(e) Notice of all regular and special meetings of the District’s Board of 
Directors; and 

(f) If requested by the City, copies of minutes of all meetings of the 
District’s Board of Directors. 

2. Quinquennial Review.  Pursuant to Section 32-1-1101.5, C.R.S., and at the 
City’s request, the District shall submit application for a quinquennial finding of reasonable 
diligence in every fifth calendar year after the calendar year in which the District’s ballot issue to 
incur general obligation indebtedness was approved by its electors.  In the event that the City 
determines that a public hearing is necessary on such application, such hearing shall be held in 
accordance with Section 32-1-1101.5(2)(a), C.R.S., and a determination for continuation of the 
authority of the Board of the District to issue any remaining authorized general obligation Debt 
shall be made at that time.  At the City’s sole discretion, the District shall pay an administrative 
fee for any review required by the City under this Section. 

F. Other Financial Information.The balance of the information contained in this 
Section VII is preliminary in nature.  Upon approval of this Service Plan, the District will 
continue to develop and refine cost estimates contained herein and prepare for Debt issuance. All 
cost estimates will be inflated to then-current dollars at the time of Debt issuance and 
construction.  All construction cost estimates assume construction to applicable local, State or 
Federal requirements. 

In addition to ad valorem property taxes, and in order to offset the expenses of the 
anticipated construction as well as operations and maintenance, the District will also rely upon 
various other revenue sources authorized by law.  The District will have the power to assess fees, 
rates, tolls, penalties, or charges as provided in Section 32-1-1001(1)(j), C.R.S., as amended 
from time to time.  The District anticipates charging a Systems Development Fee, as defined 
above, and shall also be authorized to assess an operations and maintenance fee. 
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The Financing Plan does not project any significant accumulation of fund 
balances which might represent receipt of revenues in excess of expenditures under the TABOR 
Amendment. To the extent annual revenues of the District exceed expenditures in this manner, 
the District will comply with the provisions of TABOR and either refund the excess or obtain 
voter approval to retain such amounts.  Initial spending and revenue limits of the District, as well 
as mill levies, will be established by elections which satisfy TABOR requirements. 

The estimated costs of the facilities and improvements to be constructed and 
installed by the District, including the costs of engineering services, legal services, 
administrative services, initial proposed indebtedness, and other major expenses related to the 
facilities and improvements to be constructed and installed, are set forth in Exhibit D.  The 
interest rate on any Debt is expected to be the market rate at the time the Debt is issued.  The 
proposed maximum interest rate on any Debt shall not exceed fourteen (14) percent.  The 
proposed maximum underwriting discount will be five (5) percent.  The District’s Debt, when 
issued, shall mature not more than forty (40) years from date of issuance.  The estimated costs of 
the organization of the District, including legal, engineering, administrative and financial 
services, are expected to be approximately One-Hundred Twenty-Five Thousand Dollars 
($125,000).  Organizational costs will be reimbursed to the Developer by the District out of its 
initial revenue sources, including bond issue proceeds. 

G. Enterprises.  The District’s Board may not set up enterprises to manage, fund and 
operate such facilities, services and programs as may qualify for enterprise status using the 
procedures and criteria provided by Article X, Section 20, Colorado State Constitution, without 
the prior written consent of the City Council.  To the extent provided by law, any enterprise 
created by the District will remain under the control of the Board of the District.  Additionally, 
the District and the Board may not establish 63-20 Corporations without the prior written consent 
of the City Council. 

H. Conservation Trust Fund.  The District shall claim no entitlement to funds from 
the Conservation Trust Fund, the Great Outdoor Colorado Fund or any other grant monies for 
which the City may be eligible, without the prior written consent of the City Council. 

I. Elections; Other Requirements 

All elections will be conducted as provided by the Uniform Election Code of 
1992 (as amended) and the TABOR Amendment.  The election questions may include TABOR 
Amendment ballot questions.  Thus, the ballot may deal with the following topics (in several 
questions, but not necessarily using the exact divisions shown here): 

1. Approval of new taxes; 

2. Approval of maximum operational mill levies; 

3. Approval of Debt limits; 

4. Approval of property tax revenue limitations; and 

5. Approval of total revenue limits. 
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Ballot issues may be consolidated as approved in Court orders.  The City should 
be assured that the District intends to follow both the letter and the spirit of the Special District 
Act, the Uniform Election Code of 1992, and the TABOR Amendment and any City 
requirements.  Future elections to comply with the TABOR Amendment are anticipated, and 
may be held as determined by the elected Board of Directors of the District. 

VIII. ANNUAL REPORT 

A. General. 

The District shall be responsible for submitting an annual report to the City on or 
before March 1 for the preceding fiscal year.  For purposes of this Section, a “fiscal year” shall 
begin on January 1 and end on December 31 of each year. 

B. Reporting of Significant Events. 

The annual report shall contain the following information as it pertains to each 
fiscal year: 

1. Boundary changes made or proposed; 

2. Intergovernmental Agreements entered into or proposed to be entered into; 

3. Changes or proposed changes in the District’s policies; 

4. Changes or proposed changes in the District’s operations; 

5. Any changes in the financial status of the District, including revenue 
projections or operation costs; 

6. A summary of any litigation involving the District; 

7. Proposed plans for the year immediately following the year summarized in 
the annual report; 

8. Status of the District’s Public Improvements construction schedule; and 

9. A list of all facilities and improvements constructed by the District that have 
been dedicated to and accepted by the City. 

C. Summary of Financial Information. 

In addition, the annual report shall include a summary of the following 
information: 

1. Assessed value of taxable property within the District’s boundaries; 

2. Total acreage of property within the District’s boundaries; 
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3. The District’s Debt (stated separately for each class of Debt); 

4. The District’s Debt service (stated separately for each class of Debt); 

5. The District’s tax revenue; 

6. Other revenues of the District; 

7. The District’s Public Improvements expenditures; and 

8. Other District expenditures. 

IX. CONCLUSIONS 

It is submitted that this Service Plan for Lakeview Metropolitan District, as required by 
Section 32-1-203(2) and (2.5), C.R.S., has established that: 

1. There is sufficient existing and projected need for organized service in the 
area to be served by the District; 

2. The existing service in the area to be served by the District is inadequate 
for present and projected needs; 

3. The District is capable of providing economical and sufficient service to 
the area within its boundaries; 

4. The area included in the District will have the financial ability to discharge 
the proposed Debt on a reasonable basis; 

5. Adequate service is not, and will not be, available to the area through the 
City, or other existing municipal or quasi-municipal corporations, 
including existing special districts, within a reasonable time and on a 
comparable basis; 

6. The facility and service standards of the District are compatible with the 
facility and service standards of the City within which the District is 
located; 

7. The proposal is in substantial compliance with the Approved Subdivision 
Development Plan adopted by the City; 

8. The proposal is in compliance with any duly adopted County, regional, or 
State long-range water quality management plan for the area; and 

9. The continued existence and operation of the District is in the best 
interests of the area to be served. 
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Therefore, it is requested that the City Council, which has jurisdiction to approve this 
Service Plan by virtue of Section 32-1-204.5, et seq., C.R.S., as amended, adopt a resolution 
which approves this Service Plan as submitted. 

 



 
 

EXHIBIT A 

Initial District Boundary Map and Legal Description 
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Initial District Boundaries Legal Description 

Tracts 1 and 2 of Boyd Lake North First Addition, Replat of Tracts C, D, E, F, and G, to the City 
of Loveland, according to the plats on file in the office of the Clerk and Recorder of said County, 
situate in Section 5, Township 5 North and Section 32, Township 6 North, All in Range 68 West 
of the 6th P.M., City of Loveland, County of Larimer, State of Colorado containing 19.53 acres 
more or less; 
 
AND: 
 
Club Drive Right-of-Way from Boyd Lake Avenue to Valley Oak Drive containing 1.096 acres 
more or less; 
 
AND: 
 
Valley Oak Drive Right-of-Way from Club Drive to a point approximately 542.42 feet 
Southwest containing 0.747 acres more or less. 
 
Total of the Lakeview Metropolitan District Initial District Boundaries contain 21.373 acres 
more or less.  
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EXHIBIT B 

Vicinity Map 
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EXHIBIT C 

Final Boundary Area Map and Legal Description
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Final Boundary Area Legal Description 

Tracts 1, 2, 3, 4, 7 and 6, except that portion as conveyed by Deed recorded April 10, 1997 at 
Reception No. 97022100, of Boyd Lake North First Addition, Replat of Tracts C, D, E, F, and G, 
to the City of Loveland, according to the plats on file in the office of the Clerk and Recorder of 
said County, situate in Section 5, Township 5 North and Section 32, Township 6 North, All in 
Range 68 West of the 6th P.M., City of Loveland, County of Larimer, State of Colorado; 
containing 154.057 acres more or less; 
 
AND: 
Club Drive Right-of-Way from Boyd Lake Avenue to Valley Oak Drive containing 1.096 acres 
more or less; 
 
AND: 
Valley Oak Drive Right-of-Way from Club Drive to a point approximately 542.42 feet 
Southwest containing 0.747 acres more or less. 
 
AND: 
Lakeview First Addition being a portion of the Northeast Quarter of Section 5, Township 5 
North, Range 68 West of the 6th P.M., County of Larimer, State of Colorado, being more 
particularly described as follows:  
  
Beginning at the most Westerly Corner of Lot 8, Boyd Lake North First Addition to the City of 
Loveland according to the plat on file in the office of the Clerk and Recorder said County; thence 
along the Westerly line of Tract 3 of Boyd Lake North First Addition, Replat of Tracts C, D, E, 
F, and G to the City of Loveland according to the plat on file in the office of the Clerk and 
Recorder said County the following two courses and distances; North 90°00’00” West 85.00 
feet;  thence North 38°59’36” West 257.49 feet to the TRUE POINT OF BEGINNING;  thence 
departing said Westerly line North 12°12’17” West 177.97 feet;  thence North 16°28’15” East 
265.00 feet;  thence North 47°31’05” East 157.14 feet;  thence North 87°00’38” East 60.61 feet;  
thence South 49°51’53” East 105.74 feet;  thence South 88°04’12” East 48.41 feet;  thence North 
63°05’00” East 32.17 feet;  thence North 11°38’30” East 46.69 feet; thence North 29°50’38” 
West 115.34 feet to a point on the Westerly line of said Tract 3;  thence along said Westerly line 
the following courses and distances, South 42°38’24” East 180.53 feet;  thence South 41°00’20” 
West 397.39 feet;  thence North 00°00’00” East 124.00 feet;  thence North 41°35’37” East 
119.00 feet;  thence North 25°10’25” West 110.49 feet;  thence North 67°53’26” West 69.08 
feet;  thence South 27°15’57” West 146.25 feet;  thence South 23°47’50” East 175.69 feet;  
thence South 32°51’58” West 289.84 feet to the TRUE POINT OF BEGINNING;  containing 
1.859 acres more or less. 
 
Total of the Lakeview Metropolitan District Final Boundary Area contains 157.759 acres more 
or less. 
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EXHIBIT D 

Renderings of Proposed Improvements 

{00146429.DOC v:8}  















 
 

EXHIBIT E 

Cost Estimates 
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SEQUENCE 1 PUBLIC IMPROVEMENTS

Sanitation Improvements
Sanitary Sewer - Sewer Line Encasement
Connect to Existing System
8" PVC SDR-35 Sanitary Sewer Main
Clay Cut-Off Wall
48" Sanitary Sewer Manhole
4" Sanitary Sewer Service
Pressure Test, Jet & Televise Main
Pressure Test Manholes
Subtotal of Sanitation Improvements $105,305

Water Improvements
Potable Water System
Connect to Existing System
6" DIP Hydrant Runs
8" PVC C900 Water Main
10" PVC C900 Water Main
8" X 6" MJ Swivel Tee
6" MJ Gate Valve with Valve Box
8" MJ Gate Valve with Valve Box
8" MJ 22-1/2 Bend
8" MJ 45 Bend
8" MJ Tee
10" X 8" MJ Reducer 
10" MJ Cross
10" MJ Gate Valve with Valve Box
Fire Hydrant Assembly
3/4" Water Service without Meter Pit
10" MJ 22-1/2 Bend
3/4" Irrigation taps
Watermain Pressure Testing/Chlorination
Subtotal of Water Improvements $331,047

LAKEVIEW METROPOLITAN DISTRICT
Estimated Public Improvement Cost Summary

May 13, 2009



Street Improvements
Curb, Gutter, and Sidewalk
Return Streets to Grade +/- 0.1'
Finegrade for Curb and Gutter
Finegrade for Sidewalk
18" Vertical Curb and Gutter
Vertical Curb and Gutter
5' Sidewalk - 6" Thick
Square Radius w/ HC Ramp
Round Radius w/ HC Ramp
Mid Block HC Ramp
Cross Pans
Concrete Cross Walk
Asphalt Paving
Mobilization
Scarify and Recompact
Soil Sterilant
Local Streets - 4" HBP on 6" Agg Base
Collector Street - 5" HBP on 7" Agg Base
Final Adjust Manhole Rims
Final Adjust Valve Boxes
Misc. Improvements
Street Signage
Type III Barricade
Schedule 40 Sleeving

Subtotal of Above Street Improvements $466,276

Storm Drainage Facilities
Inlets:
5' Type R Inlet
Type C Area Inlet
Outlet Structure 
Type L Rip Rap (9")
Manholes:
5' Diameter Storm Sewer Manhole
6' Diameter Storm Sewer Manhole
8' Box Base Storm Manhole
Pipe:
18" Class III RCP
21" Class III RCP
30" Class III RCP
36" Class III RCP
42" Class III RCP



48" Class III RCP
54" Class III RCP
36" RCP FES w/ Trash Rack
54" RCP FES w/ Trash Rack

Subtotal of Storm Drainage Improvements $343,494

Subtotal of Street Improvements $809,770

Park & Recreation Improvements
Landscape not including trees, lawns and/or ROW 
Bluegrass sod/soil prep
Irrigation
Street Trees
Boyd Lake Ave. Greatwall
Park Landscape not including trees, lawns and/or ROW 
Bluegrass sod/soil prep
Irrigation
Conif. & Decid. Trees (does not incld. Street Trees)
Subtotal of Park & Recreation Improvements $425,158

Total Sequence 1 Public Improvements $1,671,280



SEQUENCE 2 PUBLIC IMPROVEMENTS

Sanitation Improvements
Sanitary Sewer - Sewer Line Encasement
Connect to Existing System
8" PVC SDR-35 Sanitary Sewer Main
Clay Cut-Off Wall
12" PVC SDR-35 Sanitary Sewer
48" Sanitary Sewer Manhole
48" Drop Sanitary Sewer Manhole
4" Sanitary Sewer Service
Pressure Test, Jet & Televise Main
Pressure Test Manholes
Subtotal of Sanitation Improvements $389,834

Water Improvements
Potable Water System
Connect to Existing System
6" DIP Hydrant Runs
8" PVC C900 Class 200 Water Main
10" PVC C900 Class 200 Water Main
8" X 6" MJ Swivel Tee
6" MJ Gate Valve with Valve Box
3/4" Irrigation Taps
8" MJ 22-1/2 Bend
8" MJ 45 Bend
8" MJ Tee
10" MJ Cross
8" MJ Gate Valve with Valve Box
Fire Hydrant Assembly
3/4" Water Service without Meter Pit
10" X 8" MJ Reducer
10" MJ Gate Valve with Valve Box
Watermain Pressure Testing/Chlorination
Subtotal of Water Improvements $379,696

Street Improvements
Curb, Gutter, and Sidewalk
Return Streets to Grade +/- 0.1'
Finegrade for Curb and Gutter



Finegrade for Sidewalk
30" Vertical Curb and Gutter
5' Sidewalk - 6" Thick
Square Radius w/ HC Ramp
Round Radius w/ HC Ramp
Mid Block HC Ramp
Cross Pans
Concrete Cross Walk
Speed Table
Asphalt Paving
Mobilization
Scarify and Recompact
Soil Sterilant
Local Streets - 4" HBP on 6" Agg Base
Final Adjust Manhole Rims
Final Adjust Valve Boxes
Misc. Improvements
Street Signage
Type III Barricade
Schedule 40 Sleeving
Site Grading & Sewer Abandonment
Strip Top Soil
Site Grading
Site Grading of Uncontrolled Fill (reqd by City)
Abandon Lift Station
Abandon Sanitary Sewer (In Place)
Abandon Sanitary Sewer (Remove Pipe)
Abandon & Remove Sanitary Sewer Man Holes

Subtotal of Above Street Improvements $1,853,272

Storm Drainage Facilities
Inlets:
5' Type R Inlet
Type L Rip Rap (9")
Manholes:
4' Diameter Storm Sewer Manhole
5' Diameter Storm Sewer Manhole
Pipe:
Tie into Existing Manhole
18" Class III RCP
24" Class III RCP
30" Class III RCP
30" RCP FES w/TYRash Rack



24" RCP FES
Oulet Structure

Subtotal of Storm Drainage Improvements $116,904

Subtotal of Street Improvements $1,970,176

Park & Recreation Improvements
Landscape not including trees, lawns and/or ROW 
Bluegrass sod/soil prep
Irrigation
Street Trees
40' Gazebo
Shrubs, shrub bed/soil prep, weed barrier, and mulch
Shrub bed irrigation
Steel header
Great Wall along Boyd Lake Ave.
Play Ground Equipment
10' Pedestrian Walk - 6" Thick
Subtotal of Park & Recreation Improvements $713,046

Total Sequence 2 Public Improvements $3,452,752



SEQUENCE 3 PUBLIC IMPROVEMENTS

Sanitation Improvements
Sanitary Sewer - Sewer Line Encasement
Connect to Existing System
8" PVC SDR-35 Sanitary Sewer Main
Clay Cut-Off Wall
48" Sanitary Sewer Manhole
4" Sanitary Sewer Service
Pressure Test, Jet & Televise Main
Pressure Test Manholes
Subtotal of Sanitation Improvements $111,079

Water Improvements
Potable Water System
Connect to Existing System
6" DIP Hydrant Runs
8" PVC C900 Class 200 Water Main
8" X 6" MJ Swivel Tee
6" MJ Gate Valve with Valve Box
8" MJ 22-1/2 Bend
8" MJ 45 Bend
8" MJ Tee
8" MJ Gate Valve with Valve Box
Fire Hydrant Assembly
3/4" Water Service without Meter Pit
8" MJ Cross
3/4" Irrigation Taps
Watermain Pressure Testing/Chlorination
Subtotal of Water Improvements $305,708

Street Improvements
Curb, Gutter, and Sidewalk
Return Streets to Grade +/- 0.1'
Finegrade for Curb and Gutter
Finegrade for Sidewalk
18" Vertical Curb and Gutter
30" Vertical Curb and Gutter
5' Sidewalk - 6" Thick
Square Radius w/ HC Ramp
Round Radius w/ HC Ramp
Mid Block HC Ramp



Cross Pans
Neckdown/Speed Table
Asphalt Paving
Scarify and Recompact
Soil Sterilant
Local Streets - 4" HBP on 6" Agg Base
Final Adjust Manhole Rims
Final Adjust Valve Boxes
Misc. Improvements
Street Signage
Type III Barricade
Schedule 40 Sleeving

Subtotal of Above Street Improvements $454,705

Storm Drainage Facilities
Inlets:
5' Type R Inlet
Type C Area Inlet
Outlet Structure 
Manholes:
4' Diameter Storm Sewer Manhole
5' Diameter Storm Sewer Manhole
6' Diameter Storm Sewer Manhole
Pipe:
18" Class III RCP
21" Class III RCP
24" Class III RCP
30" Class III RCP
36" Class III RCP
21" RCP FES
24" RCP FES
30" RCP FES w/ Trash Rack
36" RCP FES w/ Trash Rack

Subtotal of Storm Drainage Improvements $218,221

Subtotal of Street Improvements $672,926

Park & Recreation Improvements
Landscape not including trees, lawns and/or ROW 
Bluegrass sod/soil prep
Irrigation
Street Trees
Buffer Yard Canopy,Ornamental, & Evergreen trees



Shrubs, shrub bed/soil prep, weed barrier, and mulch
Shrub bed irrigation
Steel header
Great Wall along Boyd Lake Avenue
Play Ground Equipment
Pond Feature With Fountain with appurtenances
Park Landscape not including trees, lawns and/or ROW 
8' Interior Walk - 6" Thick (Park)
10' Interior Walk - 6" Thick (Park)
Bluegrass sod/soil prep
Irrigation
Ornamental trees
35' Lakeshore habitat 
Lakeshore Habitat Irrigation
Subtotal of Park & Recreation Improvements $2,755,577

Total Sequence 3 Public Improvements $3,845,290



SEQUENCE 4 PUBLIC IMPROVEMENTS

Sanitation Improvements
Sanitary Sewer - Sewer Line Encasement
Connect to Existing System
8" PVC SDR-35 Sanitary Sewer Main
Clay Cut-Off Wall
48" Sanitary Sewer Manhole
4" Sanitary Sewer Service
Pressure Test, Jet & Televise Main
Pressure Test Manholes
Subtotal of Sanitation Improvements $174,095

Water Improvements
Potable Water System
Connect to Existing System
6" DIP Hydrant Runs
8" PVC C900 Class 200 Water Main
8" X 6" MJ Swivel Tee
6" MJ Gate Valve with Valve Box
8" MJ 22-1/2 Bend
8" MJ 45 Bend
8" MJ Tee
8" MJ Cross
8" MJ Gate Valve with Valve Box
Fire Hydrant Assembly
3/4" Water Service without Meter Pit
3/4" Irrigation Taps
Watermain Pressure Testing/Chlorination
Subtotal of Water Improvements $298,432

Street Improvements
Curb, Gutter, and Sidewalk
Return Streets to Grade +/- 0.1'
Finegrade for Curb and Gutter
Finegrade for Sidewalk
18" Vertical Curb and Gutter
Roundabout Curb
30" Vertical Curb and Gutter
5' Sidewalk - 6" Thick
Square Radius w/ HC Ramp
Round Radius w/ HC Ramp



Cross Pans
Speed Table
Asphalt Paving
Mobilization
Scarify and Recompact
Soil Sterilant
Local Streets - 4" HBP on 6" Agg Base
Final Adjust Manhole Rims
Final Adjust Valve Boxes
Misc. Improvements
Street Signage
Type III Barricade
Schedule 40 Sleeving
Fire Bollards and Barricade

Subtotal of Above Street Improvements $463,168

Storm Drainage Facilities
Inlets:
5' Type R Inlet
Manholes:
4' Diameter Storm Sewer Manhole
6' Diameter Storm Sewer Manhole
Pipe:
18" Class III RCP
21" Class III RCP
24" Class III RCP
30" Class III RCP
21" RCP FES
24" RCP FES
30" RCP FES w/ Trash Rack

Subtotal of Storm Drainage Improvements $82,281

Subtotal of Street Improvements $545,449

Park & Recreation Improvements
Landscape not including trees, lawns and/or ROW 
Bluegrass sod/soil prep
Irrigation
Street Trees
Buffer Yard Canopy,Ornamental, & Evergreen trees
Park Landscape not including trees, lawns and/or ROW 
10' Interior Walk - 6" Thick (Park)
Interior Concrete - 6" Thick (Park)



Bluegrass sod/soil prep
Irrigation
Conif. & Decid. Trees (incld. Street Trees)
Play Ground Equipment
Subtotal of Park & Recreation Improvements $538,458

Total Sequence 4 Public Improvements $1,556,434



SEQUENCE 5 PUBLIC IMPROVEMENTS

Sanitation Improvements
Sanitary Sewer - Sewer Line Encasement
Connect to Existing System
8" PVC SDR-35 Sanitary Sewer Main
Clay Cut-Off Wall
48" Sanitary Sewer Manhole
4" Sanitary Sewer Service
Pressure Test, Jet & Televise Main
Pressure Test Manholes
Subtotal of Sanitation Improvements $26,793

Water Improvements
Potable Water System
Connect to Existing System
6" DIP Hydrant Runs
8" PVC C900 Class 200 Water Main
8" X 6" MJ Swivel Tee
6" MJ Gate Valve with Valve Box
8" MJ 90 Bend
8" MJ 22-1/2 Bend
8" MJ 45 Bend
8" MJ Tee
1/2" wall Steel Casing
8" MJ Gate Valve with Valve Box
Fire Hydrant Assembly
3/4" Water Service without Meter Pit
3/4" Irrigation Tap
Watermain Pressure Testing/Chlorination
Subtotal of Water Improvements $395,208

Street Improvements
Curb, Gutter, and Sidewalk
Return Streets to Grade +/- 0.1'
Finegrade for Curb and Gutter
Finegrade for Sidewalk
Roundabout Curb
18" Vertical Curb and Gutter
30" Vertical Curb and Gutter
5' Sidewalk - 6" Thick
Concrete Cross Walk



Asphalt Paving
Mobilization
Scarify and Recompact
Soil Sterilant
Local Streets - 4" HBP on 6" Agg Base
Final Adjust Manhole Rims
Final Adjust Valve Boxes
Misc. Improvements
Street Signage
Type III Barricade
Schedule 40 Sleeving

Subtotal of Above Street Improvements $108,705

Storm Drainage Facilities
Inlets:
Outlet Structure 
Manholes:
4' Diameter Storm Sewer Manhole
Pipe:
Tie into Existing Manhole
18" Class III RCP
18" RCP FES

Subtotal of Storm Drainage Improvements $32,298

Subtotal of Street Improvements $141,003

Park & Recreation Improvements
Landscape not including trees, lawns and/or ROW 
Bluegrass sod/soil prep
Irrigation
Street Trees
Park Landscape not including trees, lawns and/or ROW 
10' Interior Walk - 6" Thick (Park)
Bluegrass sod/soil prep
Irrigation
Conif. & Decid. Trees (incld. Street Trees)
40' Pedestrian Bridge
Seat Wall at Boyd Lake
Subtotal of Park & Recreation Improvements $811,873

Total Sequence 5 Public Improvements $1,374,877



SEQUENCE 6 PUBLIC IMPROVEMENTS

Sanitation Improvements
Sanitary Sewer - Sewer Line Encasement
Connect to Existing System
8" PVC SDR-35 Sanitary Sewer Main
Clay Cut-Off Wall
48" Sanitary Sewer Manhole
4" Sanitary Sewer Service
Pressure Test, Jet & Televise Main
Pressure Test Manholes
Subtotal of Sanitation Improvements $37,665

Water Improvements
Potable Water System
Connect to Existing System
6" DIP Hydrant Runs
8" PVC C900 Class 200 Water Main
10" PVC C900 Class 200 Water Main
8" X 6" MJ Swivel Tee
6" MJ Gate Valve with Valve Box
8" MJ 11-1/4 Bend
8" MJ 22-1/2 Bend
8" MJ 45 Bend
8" MJ Plug
Fire Hydrant Assembly
3/4" Water Service without Meter Pit
10" MJ 11-1/4 Bend
10" MJ 22-1/2 Bend
12" X 6" MJ Swivel Tee
Watermain Pressure Testing/Chlorination
Subtotal of Water Improvements $104,310

Street Improvements
Curb, Gutter, and Sidewalk
Return Streets to Grade +/- 0.1'
Finegrade for Curb and Gutter
Finegrade for Sidewalk
Roundabout Curb
18" Vertical Curb and Gutter
30" Vertical Curb and Gutter
5' Sidewalk - 6" Thick



Square Radius w/ HC Ramp
Mid Block HC Ramp
Cross Pans
Concrete Cross Walk
Asphalt Paving
Mobilization
Scarify and Recompact
Soil Sterilant
Local Streets - 4" HBP on 6" Agg Base
Final Adjust Manhole Rims
Final Adjust Valve Boxes
Misc. Improvements
Street Signage
Schedule 40 Sleeving

Subtotal of Above Street Improvements $178,479

Storm Drainage Facilities
Inlets:
5' Type R Inlet
Manholes:
5' Diameter Storm Sewer Manhole

Pipe:
18" Class III RCP
24" Class III RCP
30" Class III RCP
36" Class III RCP
18" RCP FES
24" RCP FES
30" RCP FES w/ Trash Rack
36" RCP FES w/ Trash Rack

Subtotal of Storm Drainage Improvements $777,707

Subtotal of Street Improvements $956,186

Park & Recreation Improvements
Landscape not including trees, lawns and/or ROW 
Bluegrass sod/soil prep
Irrigation
Street Trees
Park Landscape not including trees, lawns and/or ROW 
5' Interior Walk - 6" Thick (Park)
8' Interior Walk - 6" Thick (Park)



10' Interior Walk - 6" Thick (Park)
Interior Concrete - 6" Thick (Park)
Bluegrass sod/soil prep
Irrigation
Conif. & Decid. Trees (incld. Street Trees)
Subtotal of Park & Recreation Improvements $166,255

Total Sequence 6 Public Improvements $1,264,416



SEQUENCE 7 PUBLIC IMPROVEMENTS

Sanitation and Water Improvements connected in previous sequence
Street Improvements installed in previous sequence
Park and Recreation Improvements installed in previous sequence

Total Sequence 7 Public Improvements $0



SEQUENCE 8 PUBLIC IMPROVEMENTS

Sanitation and Water Improvements connected in previous sequence
Street Improvements installed in previous sequence
Park and Recreation Improvements installed in previous sequence

Total Sequence 8 Public Improvements $0



OFFSITE PUBLIC IMPROVEMENTS (Cumulative for Sequences 1 - 4)

Street Improvements
Equipment Mobilization
Traffic Control
Curb, Gutter, and Sidewalk
6" Curb with 2' Pan
6' Detached Walk 
Round Radius w/ HC Ramp
Asphalt Paving
Soil Sterilant
Gravel Shoulder
Asphalt 9" HBP/15" ABC 
CR 30 & Boyd Lake Ave. Signal
Final Adjust Valve Boxes
Pavement Marking (Symbols)
Street Signage
Pavement Striping
Landscaping Between Curb and Detatched Walk
Irrigation System
Soil Prep - 3 C.Y. per 1000 S.F.
Sod - Bluegrass Blend
Deciduous Trees - 2" cal.
Subtotal of Street Improvements $2,104,737

Total Offsite Public Improvements (Cumulative for Sequences 1 - 4) $2,104,737

TOTAL ON & OFFSITE PUBLIC IMPROVEMENT COSTS $15,269,787



 
 

EXHIBIT F 

Financing Plan 
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EXHIBIT G 

Statutory Contents of Service Plan 

[Sections 32-1-202(2) and (2.5), C.R.S.] 

1. A description of the proposed services; 

2. A financial plan showing how the proposed services are to be financed, including the 
proposed operating revenue derived from property taxes for the first budget year of the 
District; 

3. A preliminary engineering or architectural survey showing how the proposed services are 
to be provided;  

4. A map of the District’s boundaries and an estimate of the population and valuation for 
assessment of the District; 

5. A general description of the facilities to be constructed and the standards of such 
construction, including a statement of how the facility and service standards of the 
District are compatible with facility and service standards of the City and of 
municipalities and special districts which are interested parties pursuant to Section 32-1-
204(1), C.R.S.; 

6. A general description of the estimated cost of acquiring land, engineering services, legal 
services, administrative services, initial proposed indebtedness and estimated proposed 
maximum interest rates and discounts, and other major expenses related to the 
organization and initial operation of the District; 

7. A description of any arrangement or proposed agreement with any political subdivision 
for the performance of any services between the District and such other political 
subdivisions; 

8. Information satisfactory to establish that each of the following criteria as set forth in 
Section 32-1-203, C.R.S., has been met: 

(a.) That there is sufficient existing and projected need for organized service in 
the area to be served by the District; 

(b.) That the existing service in the area to be served by the District is 
inadequate for the present and projected needs; 

(c.) That the District is capable of providing economical and sufficient service 
to the area within its boundaries; 

(d.) That the area to be included in the District has, or will have, the financial 
ability to discharge the proposed indebtedness on a reasonable basis; 
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(e.) That adequate service is not, or will not be, available to the area through 
the City, other existing municipal or quasi-municipal corporations, including existing special 
districts, within a reasonable time and on a comparable basis; 

(f.) That the facility and service standards of the District are compatible with 
the facility and service standards of the City within which the District is to be located; 

(g.) The proposal is in substantial compliance with any master plan adopted 
pursuant to Section 31-23-206, C.R.S.; 

(h.) That the proposal is in compliance with any duly adopted city, county, 
regional, or State long-range water quality management plan for the area; and 

(i.) That the continued existence and operation of the District is in the best 
interests of the area to be served.  
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