CONSOLIDATED SERVICE PLAN

FOR

WYNDHAM HILL METROPOLITAN DISTRICT NOS. 1, 2 AND 3

FREDERICK, COLORADO

FEBRUARY 13, 2004

Prepared for
Wyndham Hill Metropolitan District Nos. 1, 2 and 3
By
White and Associates Professional Corporation
1805 Shea Center Drive, Suite 100
Highlands Ranch, CO 80129
303-858-1800

TABLE OF CONTENTS

I.

INTRODUCTION..................................................................................................................
A.
General Overview.......................................................................................................
1.
Multiple District Structure ...... ................................... .. ..... .... ..... ..... ... ............
2.
Benefits of Multiple District Structure ..........................................................
3.
Configuration of Districts .......... .. .. ....... .... .. ..... ........... ...... .... ............ ........... ..
4.
Long-Term District Plan ................................................................................
5.
Existing Services and Districts ......................................................................
6.
Property Owner Associations........................................................................
B.
General Financial Information and Assumptions .... ........ ... .... ...... .... ... ..... ... ..... ........ .
C.
Contents of Service Plan .......... ... ... ..... .. ................................ .. ...... ................ ......... ....
D.
Modification of Service Plan......................................................................................

1
1
1
2
2
3
3
4
5
6
6

II.

NEED FOR NEW DISTRICTS AND GENERAL POWERS.............................................. 6
A.
Need for Metropolitan Districts ........ ............................................. ........... ......... .. ... ... 6
B.
General Powers of Districts ........................................................................................ 7
1.
Water ............................................................................................................... 7
2.
Streets ............................................................................................................... 7
3.
Traffic and Safety Controls .............................................................................. 7
4.
Parks and Recreation........................................................................................ 7
5.
Mosquito and Pest Control .............................................................................. 8
6.
Transportation .................................................................................................. 8
7.
Legal Powers .................................................................................................... 8
8.
Other ................................................................................................................. 8

III.

DESCRIPTION OFFACILITIES AND IMPROVEMENTS ............................................... 9
A.
General ......................................................................................................................... 9
B.
General Design Standards ........................................................................................... 9
1.
Storm Drainage ... .......... ............ ... ..... ..... ............ .... ............ .... ..... ........ ... ......... 9
2.
Water System ................................................................................................. 10
2.1
Water Right Purchase ........... ,....................................................................... 11
3.
Street System and Traffic Safety .................................................................. 11
4.
Park and Recreation...................................................................................... 11
C.
Estimated Cost of Facilities and Surety .................................................................... 12

IV.

DEVELOPMENT PROJECTIONS ...................................................................................... 12

V.

PROPOSED AND EXISTING AGREEMENTS .................................................................
A
Master Intergovernmental Agreement ......................................................................
B.
Intergovernmental Agreement with Frederick ..........................................................
C.
Other Agreements/Authority.....................................................................................

12
12
13
13

VI.

OPERATING COSTS .......................................................................................................... 13

VII.

FWANCIAL PLAN ............................................................................................................. 14

VIII.

OTHERREQUIR.EMENTS .................................................................................................. 16

IX.

CONCLUSIONS ................................................................................................................... 17

11

LIST OF EXIIlBITS

EXIIlBIT A - Development Plan
EXIIlBIT B - Map
EXIIlBIT C - Development Projections
EXIIlBIT D - Estimated Costs of Improvements
EXIIlBIT E - Legal Description
EXIIlBIT F - Financing Plan
EXIIlBIT G - Frederick Resolution of Approval

I.

INTRODUCTION

A.

General Overview

This consolidated service plan ("Service Plan") for Wyndham Hill Metropolitan District
Nos. 1, 2 and 3 (hereinafter collectively known as "Districts") constitutes a combined service plan
for three Title 32 special districts proposed for organization to serve the needs of a new community
to be known as "Wyndham Hill" located in the Town of Frederick ("Frederick"). Wyndham Hill is
generally located west of Interstate 25, south of County Road 16, and north of State Highway 52.
The project is planned for residential and commercial development. Exhibit A contains a general
public improvement Development Plan for the community. Exhibit C contains development
projections.
Considerable public infrastructure will be constructed to provide the required storm
drainage, water, streets, traffic and safety and park and recreation improvements needed for the area.
This Service Plan addresses the public improvements, which may be provided and otherwise
financed by the Districts and demonstrates how the Districts will work together to provide the
necessary public improvements.
1.
Multiple District Structure. This Service Plan is submitted in accordance
with Part 2 of the Special District Act (§32-1-201, et ~-, C.R.S.). It defines the powers and
authorities of, as well as the limitations and restrictions, on the Districts. This Service Plan further
sets forth the general parameters for the working relationship between Wyndham Hill Metropolitan
District No. 1, Wyndham Hill Metropolitan District No. 2 (residential) and Wyndham Hill
Metropolitan District No. 3 (commercial). Wyndham Hill Metropolitan District No. 1 shall be
referred to as the "Service District," and Wyndham Hill Metropolitan District Nos. 2 and 3 shall be
referred to as the "Financing Districts" or "Financing District." The Service District and the
Financing Districts are collectively referred to as "the Districts."
The Service District will be responsible for managing the construction and operation of
facilities and improvements needed for Wyndham Hill. The Financing Districts will be responsible
for providing the funding and tax base needed to support the Financing Plan for capital
improvements and for operations. The "Financing Plan" discussed throughout this Service Plan
refers to a consolidated financial plan for the Districts which sets forth the manner in which the
public improvements for Wyndham Hill are anticipated to be financed.
Due to the interrelationship between the Districts, various agreements are expected to be
executed clarifying the respective responsibilities and the nature of the functions and services to be
provided by each District. The agreements are intended to help assure the orderly development of
essential services and facilities resulting in a community that is aesthetic and an economic asset to
Frederick.
The establishment of Wyndham Hill Metropolitan District No. 1 as the Service District,
which will initially own and operate the public facilities throughout Wyndham Hill until such
improvements are conveyed to Frederick or other entities as appropriate, and the establishment of
Wyndham Hill Metropolitan District Nos. 2 and 3 as the Financing Districts, which will generate

the tax revenue sufficient to pay the costs of the capital improvements and operations, maintenance
and administrative costs, and which will create several benefits for the inhabitants of the community
and for Frederick. In general, those benefits are: (a) coordinated administration of construction and
operation of public improvements, and delivery of those improvements in a timely manner; and (b)
assurance that improvements required by Frederick are constructed in a timely and cost-effective
manner.
2.

Benefits of Multiple District Structure.

a.
Coordinated Services.
As presently planned, development of
Wyndham Hill will proceed in phases, each of which will require the extension of public services
and facilities. The multiple district structure will assure that the construction and operation of each
phase of public facilities will be administered consistent with a long-term construction and
operations program. Use of the Service District as the entity responsible for construction of each
phase of improvements and for management of operation and administrative needs will facilitate a
well-planned financing effort through all phases of construction, which will assist in assuring
coordinated extension of services.
b.
Debt Allocation. Allocation of the responsibility for paying debt for
capital improvements will be managed through development of a unified financing plan for those
improvements and through development of an integrated operating plan for long-term operations and
maintenance for those improvements retained by the Districts. Use of the Service District to manage
these functions will help assure that no area within Wyndham Hill will become obligated for more
than its share of the costs of capital improvements and operations. Neither high nor low-density
areas will bear a disproportionate burden of debt and operating costs.
c.
Bond Interest Rates. The use of the Districts to provide for the cost
of infrastructure in Wyndham Hill will allow for the issuance of bonds at competitive interest rates.
The use of a multiple district structure allows the Service District to coordinate with the Financing
Districts the timing and issuance of bonds in such a way as to assure that improvements are
constructed in conformance with the intended phases of development. The combination of
appropriate management and control of the timing of financing, and the ability of the Districts to
obtain attractive interest rates, will benefit residents.
3.
Configuration of Districts.
The Frederick Development Company, Inc.
(the "Developer"), has contracts to purchase all property within the Wyndham Hill development,
and all owners of such property described in Exhibits B and E consent to having such property
be within the boundaries of the proposed Districts. A map and legal description setting forth the
anticipated boundaries of the Districts is provided in Exhibits Band E respectively.
The improvements which are described in this Service Plan are necessary and applicable
for the entirety of the Wyndham Hill project. Under Colorado law, the fee owner or owners of
one hundred percent of any property proposed for inclusion may petition the board of directors
of a district for exclusion and/or inclusion of property from or into the boundaries of a district.
Additionally, less than one hundred percent of the owners of an area may petition a district for
inclusion, or the board may adopt a resolution calling for an election on inclusion of the property.
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The Districts shall be expressly permitted, without Frederick's consent or modification of the
Service Plan, to approve other inclusions and exclusions for the property described in Exhibits B
and E, which shall be at their discretion on the condition that all property originally in one of the
Districts remains in one of the other Districts. All other inclusions or exclusions must have prior
Frederick consent. Notice of all inclusions or exclusions shall be provided to Frederick pursuant to
the annual reporting requirements set forth in Section VII, herein.
The "service area" (the area legally permitted to be served) for the Service District will
consist of the entire area of the Wyndham Hill community, which is further described as the
property within the Service District and the Financing Districts. The service area may also include
areas beyond the boundaries of the Districts to allow for the completion and connection of certain
public improvements as necessary. The service area for the Financing Districts will be within their
respective physical boundaries, as may be adjusted from time to time consistent with the provisions
contained herein. The Service District will have power to impose taxes only within its legal
boundaries, but will be permitted to impose fees and charges in its service area, as well as on
property and individuals outside of Wyndham Hill based upon services provided to such property
and individuals. The Financing Districts have the power to impose taxes and other charges
permitted by law only within their own service area to fund their individual obligations, as well as
obligations each may have to the Service District. It is anticipated that no residential units will be
located within the Service District. District No. 2 is expected to contain all of the residential
development, and District No. 3 is expected to contain only commercial development.
4.
Long-Term District Plan.
After all bonds or other debt instruments have
been issued by the Districts and adequate provision has been made for payment of all debt of the
Districts and for operation of all of the Service District facilities not conveyed to Frederick or other
entities, the electorate of the Service District and Financing Districts, respectively, will have the
opportunity to consider either the consolidation of the Service District and the Financing Districts
into a single entity, or the dissolution of the Districts. The Districts will consider consolidation
and/or dissolution at the time at which both the Service District and the Financing Districts' debt has
been paid or adequate provision has been made for the repayment thereof, and for operation of all of
the Service District facilities that have not been conveyed. Ultimately, control of these decisions
will rest with the electorate in each District. Dissolution is discussed further in Section VIII (7)
hereof.
5.
Existing Services and Districts. The Left Hand Water District provides the
water service in conjunction with development of such improvements. The St. Vrain Sanitation
District provides sanitary sewer service, and Frederick provides law enforcement services and other
municipal services, as appropriate. The Frederick/Firestone and Mountain View Fire Protection
Districts provide fire protection services in the area. There are currently no other entities in
existence in the Wyndham Hill area that have the combined ability and desire to undertake the
design, financing and construction of the improvements designated herein which are needed for the
community.

In order to minimize the proliferation of new governmental structures and personnel, the
Service District intends to utilize existing entities as much as possible for operations and
maintenance of public improvements. The Districts are authorized to undertake· operation and
3

maintenance activities for the applicable warranty period and until acceptance of improvements
to be dedicated and conveyed to the appropriate entities. It is not anticipated that the Districts
will have continuing operations and maintenance responsibilities except as provided herein. As a
general matter, operations and maintenance of park and recreation, storm drainage, street and traffic
safety improvements and associated landscaping will be the responsibility of Frederick after such
completed improvements are conveyed to Frederick, by or on behalf of, and at the direction of, the
Service District.
The Districts anticipate construction of water main improvements as deemed necessary by
the phased demand of the project, including reimbursements to Left Hand Water District for
improvements to existing mainline improvements, the cost of which is contained in the cost
estimates. Operation and maintenance of water improvements will be the responsibility of Left
Hand Water District after such improvements are conveyed thereto and accepted by Left Hand
Water District, by or on behalf of, and at the direction of, the Service District.
The Districts may retain some operational and maintenance responsibilities for certain
facilities, such as a community pool and community club house and associated landscaping, but all
other park and recreation improvements are to be conveyed to Frederick. The timing for
conveyance of improvements to Frederick will be developed by mutual agreement between the
Service District and Frederick as generally described above and in Section V hereof pursuant to an
anticipated intergovernmental agreement between Frederick and the Districts (the "Town IGA").
The timing for conveyance to Left Hand Water District will be as mutually agreed and determined
by the Districts and Left Hand Water District.
To further avoid duplication of services and proliferation of governmental entities,
improvements that are not conveyed to, or accepted by, Frederick will continue to be owned by the
Districts and operations and maintenance of the same may be provided by other entities, such as a
property owners' association or a facilities management company through appropriate agreements
with the Service District. Consequently, the Service District and the Financing Districts will exist
primarily to finance capital improvements and coordinate the provision of services.
Frederick's approval of development and construction plans relative to the public
improvements constructed and otherwise financed by the Districts does not constitute acceptance of
such improvements. All required and intended dedication of public improvements by the Districts
to Frederick, and the acceptance thereof, must be in a separate writing.
6.
Property Owner Associations. Certain services may be provided within
Wyndham Hill by one or more property owner associations expected to be organized as Colorado
non-profit, private membership organizations comprised of property owners in Wyndham Hill. The
associations are expected to provide architectural control services, community organizations,
community events and activities, community marketing, security, and other programs that may be
beyond the scope of the Districts.
All improvements, except the community pool/clubhouse and its associated landscaping, are
expected to be transferred to Frederick (or Left Hand Water District for water improvements)
subject to the acceptance thereof and provision of warranties as appropriate. Therefore, the
4

Districts do not anticipate owning, operating and maintaining any of the public improvements
other than limited park and recreation improvements discussed herein, and they will have
authority to do so for any such improvements not otherwise dedicated to and accepted by
Frederick or other appropriate entities. The Service District may contract with a homeowners'
association or other entities for the operation and maintenance of the facilities not otherwise
conveyed. It is anticipated that once the District debt has been discharged, such that District
ownership is no longer required of the improvements not otherwise conveyed to and accepted by
other entities, title to such improvements may be transferred to a homeowners' association.
B.

General Financial Information and Assumptions

The projected assessed valuations are shown in the Financing Plan attached hereto as
Exhibit F. The anticipated cost of improvements necessary to provide access to and appropriate
services within Wyndham Hill is substantial and is estimated in Exhibit D. The Districts anticipate
obtaining financing for capital improvements initially through Developer advances secured by
promissory notes, then subsequently through the Financing Districts' issuance oflimited tax general
obligation bonds or other debt instruments. General obligation debt will be payable from revenues
derived from ad valorem property taxes and from other legally available sources. Financing may
also be obtained through the Service District's issuance of revenue bonds secured by revenues
received from the Financing Districts. The Financing Plan demonstrates one method that might be
used by the Districts to finance the cost of infrastructure as well as operation and administrative
costs. At the time bonds or other debt instruments are proposed to be issued, alternative financing
plans may be employed and utilized by the Districts without further approval from Frederick so
long as said alternative plans are generally consistent with and within the limitations set forth in the
Financing Plan and do not constitute a material modification of this Service Plan.
Due to probable credit enhancements and other support expected from the Developer, the
Financing Plan demonstrates that the cost of infrastructure described herein and the operation and
administrative costs can be provided with reasonable mill levies. The estimated figures contained
herein depicting costs of infrastructure and operations will not constitute legal limits on the financial
powers of the Districts; however, the Districts shall not be permitted to issue bonds which are not in
compliance with the bond registration and issuance requirements of Colorado law.
The financial structure contemplated in the Financing Plan demonstrates that the risks
associated with development of Wyndham Hill will be borne initially by the Developer of the
project and then by bondholders. Due to the nature of liabilities associated with issuance of revenue
bonds and Developer owned debt, the entire risk of development will rest with the Developer until
such time as the Financing Districts reach sufficient assessed valuation to support the debt service
requirements of the bonds issued. Frederick is assured that the risks of development and the
responsibility for repayment of debt issued by the Districts for Wyndham Hill will be borne solely
by the residents and property owners of Wyndham Hill, and will never become the responsibility, in
any degree, of Frederick.
Additionally, Frederick can be assured that there are now legal and financial controls on
special district indebtedness, which operate to limit indebtedness that residents can expect to pay.
Generally, under current state law provisions, a special district cannot sell valid indebtedness
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payable from property tax revenues in excess of fifty percent (50%) of its valuation for assessment
unless a statutory exception applies to such indebtedness. Excepted from this limitation is
indebtedness which is rated or insured, in minimum denominations of five hundred thousand
dollars, issued to :financial institutions or institutional investors, payable from a limited debt service
mill levy not to exceed 50 mills, or indebtedness that is secured as to the payment of principal and
interest by a letter of credit, line of credit or other credit enhancement. In addition, state securities
laws do not provide exemption from registration for special district indebtedness not meeting such
minimum requirements.
C.

Contents of Service Plan

This Service Plan consists of a :financial analysis and preliminary engineering plan showing
how the facilities and services for Wyndham Hill can be provided and :financed by the Districts on a
coordinated basis. Numerous items are included in this Service Plan in order to satisfy the
requirements of law for formation of special districts.
The assumptions contained within this Service Plan were derived from a variety of sources.
Information regarding the present status of property within the Districts, as well as the current status
and projected future level of similar services, was obtained from the Developer. Construction cost
estimates were assembled by the Developer, which has experience in the costing and construction of
similar facilities. The attorneys of White and Associates Professional Corporation, which represents
numerous special districts, provided legal advice in the preparation of this Service Plan. The
Developer provided :financial recommendations and advice in the preparation of the Service Plan.
D.

Modification of Service Plan

This Service Plan has been designed with sufficient flexibility to enable the Districts to
provide required services and facilities for Wyndham Hill 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 Wyndham Hill, the cost estimates and
Financing Plan are sufficiently flexible to enable the Districts to provide necessary services and
facilities without the need to amend this Service Plan in the event of 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. The Districts shall be responsible for
all reasonable costs of Frederick's review for a material modification initiated by the Districts,
conditioned upon Frederick providing the Districts with a not-to-exceed estimate prior to each
such review.
II.

NEED FOR NEW DISTRICTS AND GENERAL POWERS
A.

Need for Metropolitan Districts

Operations and maintenance of water, storm drainage, street and traffic safety and associated
landscaping, and park and recreation improvements will initially be provided by the Districts during
the construction phases, with said operations to be assumed by Frederick or Left Hand Water
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District, as appropriate, upon final acceptance thereof. Frederick does not consider it feasible or
practicable to provide Wyndham Hill with the public improvements. Consequently, it is necessary
that the proposed Districts be organized to provide the residents and taxpayers with the necessary
pubic improvements.
B.

General Powers of Districts

The Service District will have power and authority to provide the services and facilities
described in this Section both within and outside its boundaries, in accordance with law. The
powers and authorities of the Service District and the Financing Districts will be allocated and
further refined in a Master Intergovernmental Agreement between the Districts (the "Master IGA"),
the general form of which is described in Section V(A), which may be voted upon and approved by
their respective electorates. For purposes of the Special District Control Act, the Master IGA shall
not constitute an amendment of this Service Plan. It will, however, constitute a binding agreement
between the Districts regarding implementation of the powers contained in this Service Plan.
The Districts shall have authority to provide the following services and facilities, all of
which shall be in conformance with Frederick's standards and specifications then in effect:
1.
Water.
The design, acquisition, installation and construction of a
complete water and irrigation water system, including but not limited to transmission and
distribution systems for domestic and other public purposes, together with all necessary and
proper facilities, equipment and appurtenances incident thereto which may include, but shall not
be limited to, transmission lines, distribution mains and laterals, land and easements, together
with extensions of and improvements to said systems.

2.
Streets. The design, acquisition, installation, construction, operation, and
maintenance of arterial street and roadway improvements, including but not limited to curbs,
gutters, culverts, storm sewers and other drainage facilities, detention ponds, retaining walls and
appurtenances, as well as sidewalks, bridges, 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.
3.
Traffic and Safety Controls.
The design, acquisition, installation,
construction, operation, and maintenance of traffic and safety protection facilities and services
through traffic and safety controls and devices on arterial streets and highways, as well as other
facilities and improvements including but not limited to, signalization at intersections, traffic signs,
area identification signs, directional assistance, and driver information signs, together with all
necessary, incidental, and appurtenant facilities, land easements, and together with extensions of and
improvements to said facilities.
4.
Parks and Recreation. The design, acquisition, installation, construction,
operation and maintenance of public park and recreation facilities or programs including, but not
limited to, grading, soil preparation, sprinkler systems, playgrounds, playfields, community
swimming pool and clubhouse, bike and hiking trails, pedestrian trails, pedestrian bridges, picnic
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areas, common area landscaping 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.
5.
Mosquito and Pest Control.
The design, acquisition, installation,
construction, operation, and maintenance of systems and methods for the elimination and control of
mosquitoes, rodents and other pests.
6.
Transportation. The design, acquisition, installation, construction, operation
and maintenance of public transportation system improvements, including transportation
equipment, park and ride facilities and parking lots, parking structures, roofs, covers, and
facilities, including structures for repair, operations and maintenance of such facilities, together
with all necessary, incidental and appurtenant facilities, land and easements, and all necessary
extensions of and improvements to said facilities or systems.
7.
Legal Powers. The powers of the Districts will be exercised by the Boards
of Directors to provide the services contemplated in this Service Plan. The foregoing 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 statutes, and this Service Plan, as any or all of the same may be amended from time to
time.
8.
Other. In addition to the powers enumerated above, the Boards of Directors
of the Districts shall also have the following authority:
a.
To amend this Service Plan as needed, subject to the appropriate
statutory procedures and as permitted under the Town IGA, by written notice to Frederick pursuant
to§ 32-1-207, C.R.S., of actions which the Districts believe are permitted by this Service Plan, but
which may be unclear. Each District shall have the right to amend this Service Plan independent of
participation of the other Districts; provided, however, that no District shall be permitted to amend
those portions of this Service Plan which affect, impair, or impinge upon the rights or powers of the
other District without such District's consent; and
b.
Subject to the Town IGA, to forego, reschedule, or restructure the
finar:i.cing 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 Districts, or
if the development of the improvements and facilities would best be performed by another entity;
and
c.
To provide all such additional services and exercise all such powers
as are expressly or impliedly granted by Colorado law, and which the Districts are required to
provide or exercise or, in its discretion, chooses to provide or exercise; and
d.
To exercise all necessary and implied powers under Title 32, C.R.S.
in the reasonable discretion of the Boards of Directors, except as limited by this Service Plan.
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e.
Due to St. Vrain Sanitation District's current position of withholding
consent to allow overlapping special districts to exercise sanitation powers, there will be no funding
of sanitation improvements or the exercise of sanitation powers by the Districts, except provided
for and contemplated herein. In the event St. Vrain Sanitation District gives written consent for the
Districts' funding and/or exercise of sanitation powers granted by Title 32, Colorado Revised
Statute, the Districts shall have the ability to exercise such power including the ability to finance,
design, acquire, install, and construct sanitary sewer lines and all necessary or proper equipment and
appurtenances incident thereto, together with all necessary, incidental and appurtenant facilities,
land and easements, and all necessary extensions of and improvements to said facility or system
without any Service Plan amendment, except for any corresponding and necessary debt limit and/or
mill levy cap increase that may become necessary to accommodate the financing of such
improvements. The Districts shall not fund or exercise sanitation powers without St. Vrain's
consent. Evidence of St. Vrain's consent, if any, shall be provided to Frederick.

as

III.

DESCRIPTION OF FACILITIES AND IMPROVEMENTS

The Districts will be permitted to exercise their statutory powers and authority set forth
herein to finance, construct, acquire, operate and maintain, as appropriate, the public facilities and
improvements described in Section II of this Service Plan, either directly or by contract. Where
appropriate, the Districts will contract with various public and/or private entities to undertake such
:functions, including but not limited to a Master IGA and Town IGA, both as further described in
Section V.
Detailed information for each type of improvement needed for Wyndham Hill is set forth in
the following pages. It is important to note that the information contained in this Section is
conceptual and preliminary in nature only, and that reasonable modifications to the type,
configuration, and location of improvements may 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 those of Frederick and of other service providers, as appropriate.
The following sections contain general descriptions of the contemplated facilities and
improvements, which are expected to be funded by the Financial District and constructed by the
Service District.

A.

General

Construction of all planned facilities and improvements will be scheduled to allow for
proper sizing and phasing 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, Frederick's requirements,
and construction scheduling may require.
B.

General Design Standards

Improvements within the Districts will be designed and installed by the Service District in
conformance with the then current standards adopted by the Service District and Frederick. Designs
9

and contract documents prepared for improvements must be reviewed and approved by the Service
District and must be in accordance with Frederick's applicable standards and specifications.
1.

Storm Drainage.

a.
Generally. The Service District plans to install the necessary storm drainage
system to serve Wyndham Hill. The proposed elements of the storm drainage system will provide a
network of culverts and curbs and gutters designed and installed in accordance with applicable
regulatory standards and sound engineering judgment. The Service District will design and install
all storm drainage improvements, except for specific improvements within individual development
parcels that will be designed and installed by individual developers.
All major storm drainage facilities will be designed to conform to the standards and
recommendations for drainage improvements pursuant to Frederick design criteria, including the
intent of the current Urban Drainage and Flood Control District Master Plan requirements and the
Rules and Regulations of the Districts. The development plan for the proposed storm drainage
system within the project is more specifically described in Exhibit A.
b.
Outfall and Ditch Improvements. The Districts will construct drainage
improvements to detain developed drainage and convey historic drainage as needed. The Districts
will construct trail and ditch improvements as needed.
An overall drainage plan will be developed that will identify the major facilities
necessary to convey the storm runoff from Wyndham Hill. This plan will include all
infrastructure required to convey the flows generated within Wyndham Hill. 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, and culverts.

2.
Water System. The water system will consist of a water distribution
system consisting of buried water mains, fire hydrants, and related appurtenances located
predominately within the Districts' boundaries.
The proposed domestic potable water
distribution system is expected to include pressurized water mains with multiple pressure zones.
Water system components will be installed in accordance with the applicable standards of all
entities with jurisdiction over the Districts, including Frederick. The Drinking Water Design
Criteria of the Colorado Department of Health will also be followed where applicable. The
water system will be designed based on Frederick fire protection requirements. The individual
water system components will be sized based upon the projected potable, irrigation and fire flow
requirements of Wyndham Hill. The phased demand includes repayments for existing mainline
improvements to the Left Hand Water District.
The water distribution system will be dedicated to Left Hand Water District and
Frederick as appropriate. The system is expected to include main distribution and transmission
lines and related appurtenances. The mains will provide for normal and peak water demands of
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the project as well as the delivery of fire protection water.
proposed water system is described in Exhibit A.

The development plan for the

2.1
Water Right Purchase. The Districts anticipate a need to purchase raw water
rights from providers for their common area and open space and park and recreation improvement
water and irrigation needs. In the event this purchase is made, the Districts shall be authorized to
incur debt and impose a reasonable mill levy for such water right acquisition, which shall be subject
to the mill levy cap and debt limit discussed below.

3.

Street System and Traffic Safety.

a.
General. The Service District proposes to construct an arterial street system
to serve all of Wyndham Hill. The existing and proposed elements of the street system will provide
a network of major arterial streets to serve the flow of traffic within and surrounding the Districts.
All facilities will be designed and installed in accordance with applicable regulatory standards and
sound engineering judgment. The development plan for the proposed street system is more
specifically described in Exhibit A.
b.
Streets. Public streets will be designed and installed to conform to the
standards and recommendations of the American Association of State Highway and Transportation
Officials, the Colorado Department of Highways (where applicable), Frederick's standards and
specifications and the Rules and Regulations adopted by the Districts.
Traffic controls and signage will be provided along streets to enhance the flow of
traffic within Wyndham Hill. Streetlights will be installed by the Service District along collector
roadways. Lighting of local roadways will be the responsibility of the individual developers of the
residential parcels.
c.
Landscaping. Landscaping may be installed by the Service District along the
roadway rights-of-way and trail easements. The Service District also intends to install landscaped
highlights along the internal streets and entry features at major entrances.
d.
Signals and Signage. Signals and signage will be installed by the Service
District as required by traffic studies, the Service District's Rules and Regulations, and by Frederick.
The Districts anticipate contributing a proportional share of the cost of signals based on the impact
created by the development within the Districts and the surrounding property, as reasonably
determined by Frederick.
4.
Park and Recreation. All park and recreational facilities and/or services
will be constructed in accordance with plans and specifications approved by Frederick as set forth in
Exhibit A. All park and recreational facilities will be constructed in accordance with engineering
and design requirements appropriate for the surrounding terrain, and shall be constructed in
accordance with Frederick's standards or the standards of other local public entities, as appropriate.
Pursuant to the Annexation Agreement, the Districts will contribute $750,000 for Frederick
improvements to the regional park. The Districts will construct the required parks and trails to
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serve Wyndham Hill, including landscaping and re-vegetation of common open spaces as may be
required. The Districts will construct a pool to serve the residential community within Wyndham
Hill.
C.

Estimated Cost of Facilities and Surety

The estimated construction cost of the facilities to be constructed, installed and/or acquired
by the Districts is shown in Exhibit D, and is exclusive of all costs of issuance, including but not
limited to such issuance expenses and costs such as debt service reserves, capitalized interest,
underwriter's discount and legal fees, organizational costs, inflation, but inclusive of contingencies
and construction management.
Any surety required of the Districts by Frederick for completion of the public improvements
that are funded by the Districts shall be set at an acceptable level, taking into account the quasimunicipal and publicly-accessible nature of the improvements constructed by a Title 32
metropolitan district. The District surety shall also be mutually exclusive and separate from any lot
development or other type of security Frederick may require from the Developer or other private
entities. The amounts and timing of the District surety, if any, shall be based on final plat approval,
and shall be due for only the District funded improvements contemplated. Furthermore, the
Districts surety shall be posted only on an incremental and phase-by-phase basis of the Districts'
construction. The Districts' surety requirements will be in addition to the estimated costs of the
public improvements as set forth herein, and shall not count against the Debt Limit as set forth in
Section VII.

IV.

DEVELOPMENT PROJECTIONS

Land use within the project will be primarily residential and some commercial. See Exhibit
C, "Development Projections" for proposed land classifications and densities.

V.

PROPOSED AND EXISTING AGREEMENTS
A.

Master Intergovernmental Agreement

As noted in this Service Plan, the relationship between the Service District and the
Financing District, including the means for approving, financing, constructing, and operating the
public services and improvements needed to serve Wyndham Hill will be established by means of a
Master IGA to be executed by the Districts after organization. The obligation of the Districts set
forth in the Master IGA shall not count against any bonded debt limit or restriction of the Districts.
The Master IGA will establish extensive procedures and standards for the payment of the
capital costs of the improvements, the payment of operation and maintenance expenses by the
Districts, the payment of the administrative expenses of the Districts by the Financing Districts and
the construction, acquisition, operation and maintenance of the improvements and the
administration of the affairs of the Districts by the Service District. The Districts shall not incur any
12

debt, or impose any taxes or fees until the Master IGA is submitted to Frederick for its review and
approval to determine whether or not it constitutes a material modification of this Service Plan.
Frederick's approval thereof shall not be unreasonably withheld.

B.

Intergovernmental Agreement with Frederick

Subsequent to their organization, the Districts may enter into an IGA with Frederick (the
"Town IGA") which may generally provide that: (1) other than as set forth in this Service Plan, they
shall take all action necessary to dissolve pursuant to Title 32, Article 1, part 7, C.R.S., as amended
from time to time, as provided for under Colorado law if and in the event they do not need to remain
in existence to operate and maintain facilities contemplated under this Service Plan; (2) the Districts
shall not publish, without written consent of Frederick, a notice under 32-1-207(3), C.R.S. of their
intent to undertake construction of any facility, the issuance of bonds or other financial obligation,
the levy of taxes, the imposition of rates, fees, tolls and charges, or any other proposed activity of
the Districts which requires that any action to enjoin such activity as a material departure from the ·
Service Plan be brought within forty-five (45) days of such notice; (3) that as a consequence of the
organization, the Districts shall specifically assume certain development obligations of the
Developer as set forth in the annexation agreement; (4) the provisions of the annexation agreement
and memorandum of agreement for public improvements in Wyndham Hill shall prevail over
inconsistent provisions in the Service Plan; (5) the Districts are subject to Frederick's zoning,
subdivision and building codes; and, (6) other provisions as mutually agreed by the parties. The
Districts shall not incur any debt, or impose any taxes or fees until the Town IGA is submitted to
Frederick for its review and approval, which shall not be unreasonably withheld.
C.

Other Agreements/Authority

To the extent practicable, the Districts may enter into additional intergovernmental and other
private agreements to better ·ensure long-term provision of the improvements and services and
effective management. Agreements may also be executed with property owner associations and
other service providers. All such agreements are authorized to be provided by each, pursuant to
Colorado Constitution, Article XIV, Section 18 (2)(a) and Sections 29-1-201, et seq., Colorado
Revised Statues.
Upon formation, the Districts may enter into Frederick's standard memorandum of
agreement for public improvement for the public improvements that the Districts are able to finance
and otherwise provide. The Developer is expected to also enter into such agreement with Frederick
for other improvements that the Districts will not be undertaking.
VI.

OPERATING COSTS

Estimated costs for operating functions are presented in the Financing Plan as Exhibit F and
are initially forecasted at approximately $36,000 per year, increasing 4% per year over the life of the
forecast.
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VIL

FINANCIAL PLAN

Attached to this Service Plan as Exhibit F is a Financing Plan that shows how the proposed
services and facilities may be financed and operated by the Districts. The Financing Plan
demonstrates one method that might be used by the Districts; however, alternative financing plans
may be employed and utilized by the Districts without additional approval, so long as such plans are
within the parameters and limits contained herein and do not constitute a material modification. The
Financing Plan includes the proposed operating revenue derived from ad valorem property taxes for
each applicable year, including the first budget year, to be used by the Service District. The Master
IGA is expected to provide that the obligation of the Financing Districts to pay the Service District
for capital and general operating expenses of the Districts shall constitute "contractual debt" of the
Financing Districts, but shall not count against the Districts' debt limitation as discussed herein.
Accordingly, mill levies certified to make necessary payments to the Service District may be
characterized as debt service mill levies notwithstanding that they are also imposed to pay
contractual obligations for operations and maintenance services provided by the Service District.
Initially, the Service District anticipates borrowing its initial operating and capital project funds
from advances made by the Developer or other private entities or by issuing revenue bonds until
such time as the Financing Districts are able to generate sufficient revenues from ad valorem taxes
or from other legally permissible revenue sources. At .such time, the Financing District(s) is
expected to issue limited tax general obligation debt supported by ad valorem taxes. Proceeds from
such bonds are anticipated to be used for, but are not limited to, paying back all funds borrowed by
the Service District, including any promissory notes and revenue bonds, to finance the acquisition,
construction and completion of improvements and to finance all of the costs of issuance of the
bonds.
The Financing Plan identifies the proposed debt issuance schedules and shows the manner
in which the financial operations of the Districts will be coordinated. District No. 1 does not intend
to impose a mill levy. The Districts are each permitted to impose a mill levy not to exceed forty
(40) mills for debt service requirements, and an aggregate of fifty (50) mills for combined debt
service and operational and maintenance requirements of the Districts (collectively referred to as the
"Mill Levy Cap"). The Mill Levy Cap shall be subject to automatic adjustment if, after the
original date of approval of this Service Plan, 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 these events, the Mill Levy Cap shall be
automatically adjusted so that the tax liability of individual property owners neither increases nor
decreases as a result of any such changes, thereby maintaining a constant level of tax receipts
and overall tax payments from property owners. The Districts may eliminate the Mill Levy Cap
with Frederick's consent.
Upon approval of this Service Plan, the Districts will continue to develop and refine cost
estimates contained herein and prepare for bond issuances. All cost estimates will be inflated to
current dollars at the time of bond issuance and construction. Engineering and other
contingencies, as well as capitalized interest and other costs of financing, may be added. All
construction cost estimates assume construction to applicable local, state or federal requirements.
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The initial estimated construction costs of improvements are $20,645,000 (in 2003
dollars) as set forth in Exhibit D, exclusive of organizational costs, interest on amounts borrowed
from the Developer and other similar costs, as well as costs of bond issuance (which shall
expressly include, but not be limited to debt service reserves, capitalized interest, underwriter's
discount and legal fees). Organizational costs are estimated to be approximately $80,000 and will
be reimbursed to the Developer by the Districts out of their initial revenue sources, including bond
issue proceeds. The combined new money revenue and general obligation debt limit ("Debt
Limit") for the Districts will be $28,000,000, exclusive of surety requirements, but inclusive of
organizational costs, and costs of issuance, including debt service reserves, capitalized interest,
underwriter's discount and bond issuance legal fees. To the extent the Districts have additional debt
capacity, it may seek to amend this Service Plan to increase the Debt Limit and/or Mill Levy Cap.•
Obligations of the Districts in the Master IGA discussed herein will not count against the debt
limitation. If the Financing Plan assumptions are more conservative than what actually develops,
the Districts, upon Frederick's approval, shall have the ability to utilize excess debt capacity, which
may develop within the Districts. The Districts shall also be permitted to seek debt authorization
from their electorates in excess of the Debt Limit to account for contingencies. Reasonable
modifications of public facilities and cost estimates shall be permitted. Final determination of
the amount of debt for which approval will be sought from each District's electorate from time to
time will be made by the Board of Directors of each District, based on then current estimates of
construction costs, issuance costs, and contingencies. Authorization to issue bonds and enter into
various agreements described herein will be sought from each District's electorate pursuant to the
terms of the Special District Act, and the Colorado Constitution, as amended from time to time.
In addition to ad valorem property taxes, and in order to offset the expenses of the
anticipated construction and the Service District operations and maintenance costs, the Districts may
also rely upon various other revenue sources authorized by law. These will include the power to
assess fees, rates, tolls, penalties, or charges as provided in§ 32-1-1001(1), C.R.S., as amended. The
Financing Plan assumes various sources of revenue, including ad valorem property taxes and
specific ownership taxes, together with interest earnings on retained amounts. Additionally, the
Districts may receive certain revenues from reimbursement payments for the construction of public
facilities as more fully described within the Financing Plan.
The operations of the Service District may, under certain circumstances, qualify as
"enterprises" under the TABOR Amendment. If its operations do not qualify as enterprises under
TABOR, revenues from all sources that exceed the permitted level of expenditures in a given year
will be refunded to taxpayers, unless a vote approving the retention of such revenues is obtained.
To the extent annual Districts' revenues exceed expenditures in this manner, the Districts will
comply with the provisions of TABOR and either refund the excess or obtain voter approval to
retain such amounts.
The maximum voted interest rate for bonds is 11 %. The proposed maximum underwriting
discount will be 5%. The maximum term of bonds issued by the Districts shall be forty (40) years,
and it shall be a condition that any amount of outstanding principal and/or accrued interest that
remains unpaid upon final maturity of the bonds shall be deemed to be forever discharged and
satisfied in full. Interest on all bonds and other debt instruments of the Districts, inclusive of
reimbursement obligations to the Developer, shall be restricted to simple interest and will not
15

compound. Acceleration of debt service shall be prohibited upon all bonds and other debt
instruments of the Districts, inclusive of reimbursement obligations to the Developer.

In the discretion of the Boards of Directors, the Districts may set up other qualifying entities
to manage, fund, construct and operate facilities, services, and programs. To the extent allowed by
law, any entity created by the Districts will remain under the control of their Boards of Directors.
The Financing Plans demonstrate that the Districts will have the financial capability to
discharge the proposed indebtedness with reasonable mill levies assuming reasonable increases in
assessed valuation and assuming the rate of build-out estimated in the Financing Plan.

VIII.

OTHER REQUIREMENTS
The Districts shall be subject to the following additional requirements:

1.
The Districts shall be responsible for submitting an annual report to Frederick no
later than March 1 for the prior year. The annual report shall include information as to any of the
following events that occurred during the preceding calendar year as of December 31 st :
a. Boundary changes made or proposed.
b. Intergovernmental Agreements with other governmental entities entered into
or proposed.
c. Changes or proposed changes in the Districts' policies.
d. Changes or proposed changes in the Districts' operations.
e. Any changes in the financial status of the Districts,. including revenue
projections or operating costs.
f. A summary of any litigation which involves the Districts.
g. Proposed plans for the year immediately following the year summarized in the
annual report.
h. Status of Districts' Public Improvement Construction Schedule.
1.
A list of all facilities and improvements constructed by the Districts that have
been dedicated to and accepted by Frederick.
J. Summary of current assessed valuation in the Districts.
2.
Material modifications of this Service Plan, except as contemplated herein, shall be
subject to approval by Frederick in accordance with the provisions of§ 32-1-207, C.R.S. and the
TownIGA.
3.
Written notice of all regular and special meetings of the Districts will be delivered
to the office of the City Clerk. Notices shall be delivered at least three days prior to such
meeting.
4.
The Districts shall be prohibited from claiming entitlement to funds from the
Conservation Trust Fund. The Districts shall not apply for any grants from Greater Outdoors
Colorado.
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5.
The Districts agree that they shall not be authorized or undertake any eminent
domain actions pursuant to section 32-1-1004 (4), C.R.S. without prior approval from Frederick.
6.
The petitioners for organization of the Districts will make a good faith effort to
assure that the developers of the property located within the Districts provide adequate written
notice to purchasers of land in the Districts regarding the existence of taxes, charges, or
assessments which may be imposed in connection with the Districts by providing a written
disclosure of the same. It is anticipated that the petitioners will require that all builders
purchasing property within the Districts from the petitioners will provide such disclosure to
homebuyers at the time of contracting. The disclosure shall include, but not be limited to, the
following matters: (1) the Districts' authorized debt; (2) facilities and services to be operated and
maintained by the Districts or via contract with the HOA; (3) maximum mill levy and the
procedure for any adjustment thereto; (4) any applicable fees and a statement that such fees are
separate from any applicable HOA fees. Immediately following organization, the Districts shall
record the disclosure in the real property records of the County of Weld, State of Colorado.
7.
When all of the financial obligations issued by the Districts have been repaid (or
when adequate provisions for payment thereof has been made), and no further operational
requirements for Districts' improvements exist on the part of the Districts, the Districts will
notify Frederick and Left Hand Water District within sixty (60) days thereof requesting a
meeting to discuss the steps necessary under then applicable law to dissolve the Districts if such
dissolution proceeding is mutually determined to be in the best interest of the Districts.
IX.

CONCLUSIONS
It is submitted that this Service Plan as required by § 32-1-203(2), C.R.S., has established

that:
(a)
There is sufficient existing and projected need for organized service in the
area to be served by the Districts;
(b)
The existing service in the area to be served by the Districts is inadequate for
present and projected needs;
(c)
The Districts are capable of providing economical and sufficient service to
the area within its boundaries;
(d)
The area included in the Districts will have the financial ability to discharge
the proposed indebtedness on a reasonable basis.
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Therefore, it is requested that the Town Council of Frederick, Colorado, adopt a resolution
that approves this "Consolidated Service Plan for Wyndham Hill Metropolitan District Nos. I, 2 and
3," as submitted, which shall be attached hereto as Exhibit G.

,,.f
Respectfully submitte·c( /
_,

'~------

.,

/

I

By:
WHin:T~E;--AND~nAA~S~S0;t./~~~~~~~~-

CORPORATl01
K. Sean Allen,.Esq.
Counsel to Petitioners of the Districts

WYNDHAMH1LLISPLAN\KSAJ0J5021304
0727.0003
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EXHIBIT A
Development Plan

12/4/03

Wyndham Hill
Metropolitan District's 1, 2 and 3
.· Proposed Facilities/ Improvements Narrative

·A Parks arid Recreation
1. Community Park - The District will contribute up to $750,000 for Town
improvements to the Regional Park
. 2. · Parks - The District will construct the required parks to serve the project.
3: Trails - The District will construct the trails to serve the project, including
the landscaping and re-vegetation of common open spaces as required.
4. Recreational Amenity/ Pool - The District will construct a pool to serve
the residential community.
·
5. Re-vegetation of Open Spaces - The District will re-vegetate the native
. open space buffers and trail corridors.
6. Raw Water Supply- The District will purchase the required raw water for
the parks an~ open spaces for which the District is required to improve.
This does not include the Community Park.
B.

Streets and Traffic Safety

1. Weld County Road 7 - The District will. add an additionctl travel lane and·
shoulder improvements to WCR 7 adjacent to the project boundaries.
2. Weld County Road 16 - The District will construct½ ofWCR 16 adjacent
to the property.
3. State Hwy 52 - The District will construct acceleration/ deceleration lanes
and shoulder improvements to Hwy 52 adjacent to the project boundaries.
4. Weld County Road 7 1/2 - The District will construct a 2 lane roadway at
WCR 7 ½ as access· into the commercial zoned p~operties ·1:mniediately
adjacent to Hwy 52.
5. Traffic Signalization . .:. The District will contribute a proportional share of
the cost of a signal based 0n the District boundary as it relates to the
ownership of the four corners of the intersection.
6. Entry Features - As part of the landscaping improvements to the roadways
the Dist_rict will construct entry monuments.

12/4/03

C.

Storm Drainage
1. Frederick Outfall Systems Improvements - The District is responsible for
constructing drainage improvements on the Property that detain developed_
drainage and convey historic drainage per Town of Frederick consthl.ctiori
standards.
2: Ditch Improvements - The District . will construct trail and ditch
improvements including piping of any ditches.

D. Water System
1. Water Main Extensions ~.:... The District will construct offsite and onsite
water main improvements as deemed necessary by the phased .demand of
the project, including repayments fo~ existing mainline improvements to·
the Left Hand Water District.

.,
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EXHIBITC
Development Projections

WYNDHAM HILL METROPOLITAN DISTRICT
DEVELOPMENT PLAN

1+ acre residenlial

EACH·

$'

750,000

61

3

5,500 s.r. residential

EACH

$

280,000

639

189

7,000 sJ. residential

EACH

$

320,000

163

8,000 s.t residential

EACH

$

350,000

89

12,000 s.r. residential

EACH

$

400,000

32

Multifamily

EACH

$

225,000

400

S.F.

'$

75

955,532

Commercial

12

16

13

150

·150

41

40

46

36

18

25

24

8

14

11

17

4

150

150

17

250
188,179

110,991

236,923

236,923

182,516

EXHIBITD
Estimated Costs of lmprovements

