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CHAPTER 1 - INTRODUCTION

A. General Qverview

: This Amended and Restated Consolidated Service Plan (hereinafter defined
as “Service Plan”) for Windsor Northwest Metropolitan Districts No. 1, No. 2, No. 3, and
No. 4 constitutes a combined Amended and Restated Service Plan for four existing
special districts organized to serve the needs of the community which is known as New
‘Windsor in the Town of Windsor (“Windsor”). New Windsor is- located generally
nottheast of Weld County Road 15 (15th Streei) and Greeley No, 2 Ditchi (“Brunner

- Farm” Subdivision) and west of Weld County Road 15 (15" Street), east of 17% Street,

and north of State Highway 392 (Main Street) (“Jacoby Farm” Subdivision). It presently
consists of approximately 221 acres (98 acres in the Brunner Farm Subdivision: and
122,475 -acres in Jacoby Farm Subdivision) divided into three separate. development
areas planned for primarily residential development and some commercial development.
Figure 1 - 1, at the eénd of this Chapter, contains a general amended “Development Plan”
for the community, followed by Table I - 1, containing development projections amended
to reflect the Jacoby Farm Inclusion. -

. . _Thefour special districts were organized on November 20, 1996 as Windsor
Northwest Metropolitan District No. 1, Windsor Northwest Metropolitan District No. 2,
Windsor Northwest Metropolitan District No. 3, and Windsor Northwest Metropolitan
Disttict No. 4. These original four special districts consisted of 98 acres. The

- consolidated service plan was approved by the Town of Windsor on August 12, 1996, for
- the Distriets in the names of Old Town Metropolitan District Nos. 1, 2, 3 and 4,

réspectively, but their names were changed on. September 23, 1996, to ‘Windsor

Northwest Metropolitan District No. 1, Windsor Northwest Metropolitant District No. 2,

Windsor Northwest Metrapolitan District No. 3, and Windsor Northwest Metropolitan
District No. 4, respectively. Through inclusions of the Jacoby Farm Subdivision property
the boundaries of District No. 3 were redefined to include the additional 122.475 acres'of

property into the District. The Brunner Farm Subdivision Property formerly within the

boundaries of the original District No. 3 was included into District No, 2, and - will
subsequently - be excluded from District No. 3, resulting in the redefining of the -
boundaries District No, 3 to include only the Jacoby Farm Subdivision property (122.475
aefes), and the redefining of the boundaries of District No. 2 to include the Brunter Fam
Subdivision Property formerly within District No, 3. The cuirent boundaries of the
Windsor Northwest Metropolitan Distriets Nos. 1, 2 and 4 include a total of
approximately 98 acres. Windsor Northwest Metropolitan District No. 3 will be 122,475
aGrGS'.- ’ ' : ‘ .

The reason for the Amended and Restated Service Plan is to modify the bouridaries
and infrastructure of the Districts to include. the Jacoby Farm Subdivision and accurately

_define the Districts current powers and setvices, including alley ownership and



maintenance. At the same time this Amended Service Plan recognizes increases in costs

for the public infrastructure which is the responsibjlity of the Districts, and acknowledges

an increase in the general obligation debt authorization from $1.8 million for the existing
Districts Nos. 1 & 2, to provide for $7.0 million in debt-authorization in District No. 3
and appropriate aflocation of debt repayment within the. individual Districts to pay for
improvements and infrastructure costs related to each Bistricts® infrastructure and public
utility costs and expenses, and demonstrates via the amended combined Financial Plan
‘the ability of the Districts to pay for the further increase in debt authorization to
accommodate the additional infrastructure. The Financial Plan attached hereto as Bxhibit
B does not take into account inflation in its calculations and estimates,

- ‘The public infrastructure being constructed by the special districts include a
raw water irrigation system and certain landscaping/recreational improvements that will
be expanded to include the costs and expenses of providing public improvements and
infrastructure, including the construction and/or extension of the raw- water irrigation
system to.include the.Jacoby Farm Subdivision, Windsor Nerthwest Metropolitan District
No. 4 will continue to serve as the Service District and pay for operation and maintenance
of the raw water system and-landseaping. This Service Plan addresses the improvements
which will be provided by the special districts and demonstrates how these four districts
will serve the itrigation needs, landscaping, and recreational needs of the New Windsor
Development. - _

. 1. Muyltiple District Structure. This Amended and Restated Service Plan
is submitted in accordance with Part 2 of the Special District Act (§ 32-1-201, et seq.,
C.R.8.). It defines the powers and anthorities of, as well as the limitations and restrictions
on, Windsor Nortbwest Metropolitan Districts No. 1, No, 2, No. 3, and No. 4. Windsor
Northwest Metropolitan District No. 4 shall continue to be referred to as “Service
District,” and Windsor Northwest Metropolitan Districts No. 1, No. 2 and No. 3 shall be
jointly referred to as “Financing Districts.” Service. District and Financing Districts are
sometimes collectively referred fo as “the Districts” and individually as “District,”

- The use of a consolidated Service Plan for the Districts will help
assure proper coordination of the powers and authorities of the independent Districts, and
will’ help avoid confusion regarding the separate, but coordinated, -purposes of the
Districts which could arise if separate service plans were used. Unless otherwise
specifically noted herein, general provisions of this Service Plan apply to all four
Districts. ‘Where possible, however, specific reference is made to an individval District to
help distinguish the powers and authorities of each District. The “Combined Financial
Plan” discussed in Chapter V réfers to a collective financial plan for alt Districts. It is
intended to be read as a unified financial plan, which may be used for public
improvements for New Windsor,

- Service District will be responsible for managing the construction
and operation of facilities and improvements needed for New Windsor. Financing




Districts will be responsible for providing the funding and tax base needed to support the

-~ Gombined Finaneial Plan-for-capithl- improvements:-Varions-agreements-are-now-in-plage- -~ .

and are expected o be executed by the Districts clarifying the nature of the functions and
services to be provided by each District. The agreements will be designed to help assure
the orderly development of essential services and facilities resulting in a community
which will be both an aesthetic and economic asset to Windsor, Additionally, an
intergovernmental agreement (“Town IGA”) has been enfered into between Service
District and Windsor setting forth how the two entities will work together to provide
long-term operations and maintenance of all facilities, and how they will work in tandem
to streamlie the review and approval of each phase of development within New
Windsot. ' - E

- The establishment of Windsor Northwest Metropolitan District No. 4
as Service District which-is designed to operate and maintain the public facilities
throughout New Windsor, and the establishment of Windsor Northwest Metropolitan
Districts Nos. 1, 2, and 3 as Financing Districts which will generate the tax revenue
sufficient to. pay the costs of the capital improvements and maintenance, and creates
several benefits for the inhabitants of the community and Windsor. In general, those
benefits are: (a) coordinated administration of construction and operation of public
improvements, and delivery of those improvements in a timely manner; (b) maintenance
of reasonably uniform mill levies and reasonable tax burdens on all areas of New
Windsor through proper management of the financing and operation of public
improvements; and (c) assured compliance with state laws regarding taxation in a manner
which permits the issuance of tax exempt debt at the most favorable interest rates

' p’oss'ible. Each of these concepts is addressed in greater detail in the following paragraphs.

2. Tultiple Distri

fits ot St

. a.  Coordinated Services. As presently planned, development of
New Windsor will proceed in.several phases, each of which will require the extension of
public services and facilities. The muiltiple district structure will assure that the

congtruction and operation of each phase of public facilities will be primarily

administered by 2 single board of directors consistent with a long-term construction and
operations program. Use of Service District as the entity responsible for construction of
each phase-of improvemeits and for management of operations will facilitate a well-
planned financing effort through all phases of construction and will assist in assuring

coordinated extension of services.

| The multiple district structure will also help assure that
facilitics and seivices needed for future build-out of New Windsor will be provided when
they ar¢ needed, and not sooner. Absent an appropriate mechanism to assure titnely

.comapletion of fature improvements, the developer might be influenced to causs

improvements to be completed well before they are needed simply to assure that they can
be provided with tax exempt financing. Appropriate development agreements between

3



Service District and the developer will allow the postponement of financing for

...... inaprovements. which are not needed until well into the future, thereby helping residents .. ..ot
avoid the long-term carrying costs associated with financing improvements too carly.
- 'This, in turn, allows the full costs of public improvements to be allocated over the full

build-out of New Windsor and helps avoid disproportionate cost burdens being imposed
on the early phases of development. :

: b.  Uniform Mill Levy. Allocation of the responsibility for
paying debt for capital improvements will be managed through development of a unified
fioancing plan for those improvements and through devilopment of an integrated
operating plan for long-term operations and maintenance. Use of Service District to
manage these fiunctions will help assure that no area within New Windsor becomes
obligated for mote than its share of the costs of capital improvements and operations.
Low-density areas will not bear a disproportionate burden of debt and operating costs, nor
- will high valued areas bear disproportionate burdens. Intergovernmental agreements
among the Districts will assure that mill levies remain reasonably uniform throughout
New Windsot. '

c. Bongd Interest Rates. Some have asserted that Colorado law
may require that before Financing Districts may raise mill levies or increase other
revenues to pay debt service on bonds, they must fully exhaust their operating revenue.
This has the potential result of rendering a district operationally bankrupt before it can
raise mill levies for payment of debt setvice. This requirement, if uvitimately upheld by the
Colorado courts, adversely affects the ability of a district to issue bonds at attractive rates
since the bond markets may dictate unreasonably high interest rates in a single district
struchire to compensate for this risk. Separation of the financing and service furictions of
the Districts into four districts will belp eliminate this problem. Consequently, the
multiple district stracture js less risky and will allow bonds or other obligations to be
issued to finance public improvements at lower rates than if a single special district is
organized, - o

3. Configuration of Distriots. In ordet to implement the multiple district
structure, the boundaries of Service District and Financing Districts are configured to
approximate the original plan for phases of development modified to include the Jacoby
Farm Subdivision property for development as Windsor Northwest Metropolitan District
No, 3. A map showing the boundaries of the Districts is provided in Exhibit A, The
Service District, District No. 4, contains approximately 8.275 acres, and Financing
Districts Nos. 1, 2, and 3 contain approximately 31.041, 58.687 and 122.475 acres
respectively. The combined acreage of the Districts, approximately 221 total acres, covers
all acreage within New Windsor: Legal descriptions and a map of the property within the

boundsries of the Districts are attached to the end of this Sexvice Plan as part of Bxhibit

A. , |

o



_ The “setvice area” (the area legally permitted to be served) for
Service District will consist of the entire New Windsor community, including the
property within Financing Districts’ boundaries. This area may be expanded 1o serve hew
development. Service District will have power to impose taxes only within its legal
boundaries, but will be permitted to provide public services to the entire commuuity as
well as to property or individuals outside of New Windsor. Financing Districts will have
- power to assess taxes and other charges permitied by law.

o It is currently anticipated that no residential units will be located
within Service District, and that at build-out Service District will include only open space
and reservoir uses, although development could octur at some future ddte. Financing
Districts will contain all residential properties within New Windsor, expected to consist
of a total of approximately 453 single-farnily units, 146 multi-fanily units, and 1,446
apartment units. Additionally, the Financing Districts will contain an Elementary Sehool -
which is expected to be exempt from property taxes. The projected population of New
Windsor at fill build-out is 5113 persons (based upon an estimated 2.5 per residential
unit) persons, and the projected total valuation is approximately $283,400,000, at
$250,000 per single-family unit, $175,000 per multi-family unit, $100,000 per apariment
unit. Of the above totals, the development within District No. 3 (the Jacoby Farm
Subdivision) is expected to be of approximately 156 single-family units, 90 multi-family
units, and 1,446 apartment units, with a projected total valuation is approximately
$199,350,000,

- It is possible that additional property may be included in the
" Districts. Under Colorado law, the fee owner or owners-of one hundred percent of any
property proposed for iriclusion may petition the Boards of Directors of the Districts for
inclusion, or annexation, of property into the Districts. The Districts also have the
authority to exclude property, potentially resulting in a substantial reconfiguration of
District boundaries. Additionally, less than one hundred percent (100%) of the owners of
an area may petifion the Districts for an inclusion election, or the Boards may adopt a
resolution calling for ani election on inclusion of the property. The Boards of Directors
will have discretion to permit inclusions without amending this Service Plan. Districts
- acknowledge that if property is included within their boundaties, the construction of
improvements therein shall be subject to approval by Windsor pursuant to the térms and
conditions of the Town IGA which is set forth in Exhibit D hereof. Provisions of simsilar
services to inclusion areas will not constitute a material modification of this Service Plan.
In the event of the inclusion, the electorate of the Districts will be asked to increase the
debt authorization, which shall not constitute a material modification of the Service Plan,

4, Logg-Term ict 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 Service Distiict and Financing Districts, the electorate of the Districts will
have the opportunity to consider either the consolidation of Service District and Financing
Districts into a single éntity, or the dissolution of Financing Districts in accordance with




state law. Setvice District and Financing Districts will consider consolidation and/or
dissolution at the time each District’s debt has been paid and adequate provision has besn
made for operation-of all Service District facilitios, Ultimately, control of these decisions
will rest with the electorate in each District; but it is planned that Service District will
coniinue in perpetuity to operate and maintain the raw water system and maintain
landscaping. - . , - .

. 5. ° Existing Services and Districts. There are -cﬁrrent]y no other entitieé
in existence in the New Windsor area which have the ability and/or desire to underiake

the design, financing and construction of improvements needed for the commubity. It is

also the developer’s understanding that Windsor does not consider it feasible or
practicable for Windsor to provide the necessary services and facilities contained in this
Service Plan for New Windsor. Consequently, use of the Districts is deemed necessary
for the ptovision of these public improvements to Néw Windsor. o

In order to minimize the proliferation of new govemmental -

structures and personnel, Service District intends to utilize existing entities as neuch as

possible for. operations and maintenance of public improvements. The timing for -

conveyance of improvements to Windsor will be developed by mutual agreement
between Service District and Windsor as generally described above and in Chapter VI
hereof, : _ . '

: It is possible that other key operations and maintenance services may
be . provided by other entities by appropriate agreements with Service District.
Consequently, while Service District and Financing Districts will exist to finance capital
improvements. and coordinate the provision of services, they are expected to utilize
existing entities and personnel as much as possible. -

© 6. Property Qwner Associations, The existence of the Districts is

intended to eliminate the necessity for property owner associations.

The 2001 certified assessed valuation of all taxable property within the

boundaries of New Windsor is estimated to be approximately $1,964,000.

Contractual debt obligations as will be contained in the Master IGA shall not count
against the total combined new money debt limit (*debt limit™) as set forth below. The

maximun allowable contractual debt Hmit hereunder shall be $7,000,000, although only

$6,000,000 in debt is currently anticipated; the difference is intended to allow flexibility
in refinancing and inflation. ,




The.’-anticipated cost of improvements is contained in Chapter IV. The

Districts may- obtain financing for the capital improvements needed for New Windsor

through the issuance of general obligation bonds or other debt instriiments by Financing
Districts and from revenue bonds or other instruments issued by Service District. General
obligation debt will be payable from revenues derived from ad valorem property taxes

‘and from other sources; It is cuzrently anticipated that significant credit enhancement and

secrity for debt issued by Service Digtrict will be provided by the developer, or more

likely that debt obligations will be issued to the developer in exchange for improvements.

Pinancing Districts will issue general obligation debt after determination that the assessed
valuation is sufficient to pay debt service with reasonable mill levies, thereby reducing
risk to property owners. The uninflated preliminary financial forecast for the Districts is
contdined in Exhibit B to this ‘Service Plan, This “Combined Financial Plan”
demonstrates one method which might be used by the Districts to finance the cost of
infrastructure. At the time bonds or other debt instruments are proposed fo be issued,
altetnative financing plans may be employed and may be utilized by the Districts, If
expected increases in property values, and resulting increases in property taxes, are not
realized the bonds proposed to be issued to the developer as shown in the Combined
Financial Plan, may not be fully retired at maturity. The unpaid obligation therefore,
however, will cease to exist and the developer will not be fully reimbursed. -

~ Due to the credit enhancement and other support expected to be received

“from the developer, the Combined Financial Plan demonstrates that the cost of .
- infrastructure described herein can be provided with reasonable mill levies, specifically
_ established at 30 ‘mills; These estimates do not include calculations and additions to
~ aceount for inflation. The figures contained herein depicting costs of infrastructure and

opérdtions will not constitute legal limits -on the financial powers of the Districts;
provided, however, that the Districts shall not be petwitted to issue bonds which are not
in compliance with the bond registration and issuance requirements of Colorado law.

| The financial structure contemplated in the Combined Finanéial Plan
demonstrates that the risks associated with development of New Windsor will be borne

initially by the developer of the project. The entire risk of development will rest with the

developers until such time as Financing Districts have the ability to issue or pay upon
general obligation debt. At such time as general obligation debt is issued, the
responsibility for payment of the costs of infrastructure needed for New Windsor will be
shifted, incrementally, to Financing Districts. General obligation debt issued by Financing
Districts will limit the responsibility for repayment of such debt to Financing Districts. In
this manner, Windsor can be assured that the risks of development and the responsibility

- for repayment of debt issned for New Windsor will be borne solely by the residents and

property owners of New Windsor, and will not become the responsibility, in any degres,
of Windsor, Additionally, Windsor can be assured that mill levies paid by New Windsor
residents cannot exceed acceptable levels, becavse a ¢ap of 30 mills will be established.



_ This Service Plan consists of a preliminary financial analysis and
preliminaty engineering plan showing how the facilities and services for New Windsor
can be provided and financed by the Districts, Numerous items are included in this
Service Plan in order to satisfy the requirements of law for formation of special districts.
Those items are listed in Exhibit C 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
Districts, as well as the current status and projected future level of similar services was
obtained from the developer. Construction and raw water infrastructure cost estimates
were initially assembled by Aqua Engineering and Nottherri Engineering, and most
recently Davis, Miller & Wohnrade Civil Engineers, Inc. and Double Bagle Construction,
Inc., which have experience in the costing and construction of similar facilities. This
Amended and Restated Service Plan was prepared by the law firm of Collins Cockvel &
Cole, counsel for the Districts and the proponents of these amendments. Collins Cockrel
& Cole represents numerous special districts.

'D.  Modification of Service Plan

o This Amended and Restated Service Plan has been designed with sufficient
flexibility to enable the Distticts to provide required services and facilities for New
Windsor under evolving circumstances without the need for numerous amendments.
‘While the assumptions upon which this Service Plan are generally based are reflective of
curtent zoning for the property within New Windsor, the cost estimates and Combined
Financial Plan are sufficiently flexible to enable the Districts to provide necessary
services and facilities without the need to amend this Seryice Plan as zoning changes.
Modification of the general types of setvices 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. Modification of the general types of services and facilities, and other changes
contemplated in the preceding sentence, shall be subject to approval by Windsor pursuant
to the Town Intergovernmental Agreement which is set forth in Exhibit D hereof,




FIGUREI-T

Development Plan
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CHAPTER Il - NBED FOR DISTRICTS AND GENERAL POWERS

A.

The property in the Windsor Northwest Districts is currently being
developed, No other entities exist which will finance the construction of the facilities
contemplated herein, Operations and maintenance of some facilities will bé assumed by -
Windsor in the future. The 1GAs referred to in Chapter VI hereof address and define the
activities to be wadertaken by various entities, including Windsor, with regard to public’
improvements, -

B.  General Powers of Distric

~ Eaclr District has power and authority to provide the services and facilities
described in this Chapter both within and ontside its boundaries in accordance with law.

- ‘The powers and authorities of each District will be allocated and further refined in

“master” TOAs among the Districts which may be voted upon and approved by their
respective electorates. For purposes of the Control Act, the IGAs shall not constitute an
amendment of this Service Plan, They will, however, constitite binding agreements
between the Districts regarding implementation of the powers contained in this Service
Plan, . ' :

| " "Bach District shall have avthority to provide the following services and
facilities: - :

1. Water. The design, acquisition, installation, construction, operation,

and maintenance of a complete potable water system and irrigation water system,

including but not limited to, water rights, water supply, tteatrnent, storage, transmission
and disteibution systems for public or private purposes, together with all necessary and
proper resexvoirs, treatment works and facilitles, wells, water rights, equipment and

appurtenances incident thereto which may include, but shall not be limited to,

transmission lines, distribution mains and laterals, storage facilities, land and easements,

together with extensions of and improvements to said systems.

. 2. Streets and Roadwavs.. The design, acquisition, installation,
construction, relocation, completion, operation, and maintenance of street, roadway and
related landscaping improvements, including curbs, gutters, cillverts, and other drainage
facilities, - pedestrian ways, bridges, parking facilities, paving, lighting, gtading,

* &

landscaping, irrigation, and structures; and street-related electric, - telepbone, and gas;
together with all necessaty, incidental, and. appurtenant facilities, land and easements,
together with all necessary, incidental, and appurtenant extensions of and improvemenis

to said facilities within and without the boundaries of the District. All roadway
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improvements will be constructed to Weld County standards and may be retained by the
District for perpetual ownership and maintenance.

3.  Parks and Recreation. The design, acquisition, installation, and

construction of public park and recreation facilities, together with all necessary, incidental
and appurtenant facilities, land and easements, and all necessary extensions of and
improvements to said facilities or systems. The DlStI‘ICtS may potentially ﬁnanclally assist
Windsor, rather.than build their own facilities. :

4. - Alley Maintenance. The maintepance of alleys, together with all
necéssary, icidental, and appurtenant facilities, land and eagements, together with
extensnons and improvements to.said facilities.

5.  Sanitation and Draipape. . The design, acquisition, construction,

relocation, completion, installation and/or operation and maintenance of storm or sanitary
sewets, or both, flood and surface drainage, gutters, culverts, storm sewers and other
drainage facilities, defention ponds, retaining walls and appurténances, wastewater
treatment and disposal works and facilities, water quality facilities, and all necessary:or
proper equipment and appurtenances incident thereto, together with all necessary,
incidental and appuitenant facilities, land and easements, and all necessaty extensions of
and improvements to said facilities or systems .

6.  Legal Powers. The powers of the Districts will be exercised by their
‘Boards of Ditectors to the extent necessary to pmvlde the services contemplated in this
Service Plan. The foregoing unprovements and services, along with all other actlvities
permitted by Taw, 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 tinde to time.

" Othet, In addmon to the powers enumerated above, the Boards of
Directors of the Dlstncts shall also have the following authority:

a. To amend this Service Plan as needed, subject to the -

- appropriate statutory procedures, including, by written notice to Windsor pursuant
to § 32-1-207, C.R.S., notlce of actions which the Districts believe are permitted
by this Semce Plah but which may be unclear, In the event Windsor elects not to
:seek to enjoin any such activities under said statute, such election shall constitute
agreement by Windsor that such activities are within the scope of this Setvice

-Plan. The Districts shail have the right to amend this Service Plan independent of
participation of the other Districts; provided, that the Districts shall not be
permitted to amend those portions of this Service Plan which affect, impair, or
impinge upon the rights or powers of the other Districts without such District’s
cotisent; and

12
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b. To forego, reschedule, or restructure the financing and
construcuon of certain improvements and facilities, in order better to
accornmodate the pace of growth, resource availability, and potential inclusions of
property within - the Districts, or if the development of the improvements and
faclliues weuld best be performed by another entity; and

" ¢.” - To provide alt such additional services and exercise all such

- powets as are expressly or impliedly granted by Colorado law, and which the

Districts are required to provide or exerclse or, in their dlscretlon, choose to

' prowde or exerclse aud

d. To exercise alI nécessary and unplied powers under Title 32,

C R. S , in the reasonable d:screuou of the Boards ef Dlrectors of the Drstnets and

e. Any amendments to this Semce Plan, or other changes with
respect 10 the construction of improvements or the provision of additional services,
shall be subject, in all circumstances, to approval by Windsor pursuant to the
Town Intergovernmental Agreement which is set forth in Exhibit D hereof,

Al

C.  Consolidation
The Windsor Northwest Metropolitan Districts shall be permitied to file a request with

the Weld County Distrigt Court to consolidate its Districts after notice and approva! of the Town
- of Windsor without the neeessuy of a Service Plan Amendment,

13



CHAPTER 1l - DESCRIPTION OF FACILITIES AND IMPROVEMENTS

Service District-and Financing Districts will be permitted to exercise their statutory
powers and their respective authority set forth herein to' finance, construct, acquire,
operate and maintain the public facilities and improvements deseribed in Chapter Il of
this Service Plan either directly or by conttact. Where appropriate, the Districts will
- contract-with various public and/or private entities to undertake such functions,

The desctiptions contained in this Chapter show the conceptual plan for the

- facilities and improvements described in Chapter 11 heteof. Detailed information for each

type of improvements needed for New Windsor is: set forth in the following pages, It is
important to note that-the descriptions contained in this Chapter 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
agsure that the facility and service standards will be compatible with those of Windsor
and of other entities which may be affected thereby. - L

The followihg sections contain general désdﬁptions of the contemplated facilities
and improvements which will be financed by Financing Districts,

A. . General

Construction of all plannied 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, Windsor’s requirements, and consiruction scheduling
may require. —

B.  Genetal Design Standardg

Improvements within the Districts will be designed and installed by Setvice
District in general conformance with current standards adopted by Service District and

Windsor. Designs and contract documents prepared for improvements must be reviewed -

and approved by Service District and Windsor. Again, the Town IGA described in
Chapter VI hereof describes the procedures-which will be followed to assure: compliance
- with the requirements of this Service Plan.
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C.  Itrigatio ter System

L. General. Service District proposes to provide an irrigation water
system to serve the entire New Windsor community Many large parks and golf courses

are irxigated with raw water. Historically, the majority of residential landscapes have been
rrigated with treated water because it was readily available and because the infrastructure

and distribution system necessary to provide raw water did not exist. Because of the

continually increasing costs to treat and deliver potable water, and because it is
unnecessary to use potable water for itrigation, many communities are searching for ways

to edcourage the use of raw'water for landsca_pe irrigation,

‘Windsor fs encouraging the use of raw water for irrigation by
reducing the *“water facility charge” and the “raw water requirements” to developers who
will provide a raw water supply and distribution system for landscape irrigation, Raw
water should be used for landscape irrigation because it conserves energy, it conserves
drinking watet supplies, it reduces the demand on the potable water system, it is cost
effective, and'it makes sense. Curreritly the Irtigation Water System for the Biunner Farm
Subdivision (District Nos. 1, 2, and 4) is nearly complete. The Irrigation Water System
for Jacoby Farm Subdmsmn (D:stnct No. 3) is cutrently being developed to ensure an
equitable system of water irrigation, user fee rates that are estimated to be lower than
water rates cnrrently imposed by the Town of Windsor. A feasibility study for the
proposed system, including comientary regardmg water source and water rights, along
with a. drawing of the proposed system 13 attached in Figure 11 - 1, at the end of this
Chapter

2. liigation Water ng- and. The demsand on the raw water system will
vary-through the irrigation season, However, the raw water system will be designed to
meet the landscape irrigation requirements during the peak season. 'Irrigation. demands are
based on assumed landscaped percentages of the separate site areas, The actual
calcylations for the water demand are presented in Table 1t~ 1, and encompassed in the
ibasibﬂlty study for the Jacoby Farm Subdlvlsmn (District No. 3) attached at the end of
this Chapter

The total maximum daily demand during peak season m*igahon
requirements s calculated to be 648,600 gallons per day. The raw water pumping and
distribution systems will be desxgned to deliver the peak season irrigation requuement
withiri a 10-hour time period. Peak season itrigation flow through the system is calculated
to be 1,255 gallons per minute (GPM). The total average seasonal demand is calculated to
be 216 acre feet per year. _

3.  ‘Water Distribution. The Districts contain a system of hydranlically
balanced network of distribution piping, a raw water supply, a.1.5-aore raw water storage
reservoir, 4 2.7 acre irrigation pond, three ground water wells, and & raw water pumping
system. The Districts w1ll provide raw water at a “point-of-connechﬁn” to each
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homeowner for landseape-irrigation. The Districts will also provide raw water for the
irrigation of common open space areas, medians, and multi-family open space areas.

: - All elements of the raw water system required for proper operation
will be designed by the Districts. The design and installation of the system 'will conform
to all applicable regulations and standards and sound engineering judgment. The raw
water system will be installed, operated, and maintained by the Service District.

The raw water system will not be conveyed to _Wixidsor- nor become Windsor’s

responsibility for operation and majutenance, unless Windsor at some later date should
decideto take it :

1. - Geperal. Street and right-of-way landscaping often becomes the
burden of either the general purpose government ot a homeowners association to operate
and maintain, once constructed, Windsor encourages the operation and maintetiance of
landscape areas by a homeowners association or similar structure. When operated by a
property owners association, neither the benefits of tax exemption or of governmental
immucity become ‘available to the property owners responsible for the ongoing
maintenance, This is the reason that this Service Plan proposes that the Service Disirict
take control and oversee the design, acquisition, installation, and ownership of certain
Strest Landscape Improvements.

_ The primary improvements to be operated and maintained by the
Service District on an ongoing basis is that of Grand Avenue proposed to be a
majestically constructed and maintained entryway and centerpicce to the New Windsor
community. Other parks and open space areas are proposed to be dedicated to Windsor.
However, the cost of construction of all of the landscaped open areas will be recovered to
the extent the Districts are financially capable of effecting such recovery. This contingent

cost recovery, again, will be based solely upon the Districts’® ability to pay within the

confines of established fees and charges as contained herein,

A major feature of the New Windsor development shall 'bé the

construction and ioaintehance of the Open Space lmprovements. This  ongoing -

majntenance responsibility will be overseen by the persons directly affected by the quality
of ongoing maintenance. It is believed by the proponents that this will be one of the most
inaportant feafures in maintaining a high quality of life in the New Windsor development,
and will be performed well by persons who have ongoing vested interests.

16

1

oo



TABLE I -1 . [

Raw Water Demand Caleulations

ﬁmnner Farm Subdivision;

Raw Water Irrigation Demand Acreage GPD/AFY
Weld County Road 15 ROW 1.2 a0 x 100% x 2.3 afy ' 8,200/2.8
Entry Landscaping 03 acx .4'0% x23efy “T800/.28

| Median Landscaping 2 ac x40% % 2.3 afy T 5,500/1.8
Multi-family open space T |80acxA0%x23aty | '.21,800)”7?.4' —
Single Family Homes 74';cx40%x'2.3 afy 201,000/68
Storage Reservoir Evaporation 15acx 100%x3.5ay | 15,300/5.3
Note:

1..GPD, gallons per day shown are the peak season irrigation water requirement
for the Windsor area, and are based on 0.25” per day.

2. ARY, acre feet per year shown are the average annusl iirigation water
requirements based on hlstoncal data in the Windsor area,

Jacoby Farm Subdivision:

A feaslblllty study and proposed mon-potable irrigation system is attached in
Figure II-1. ‘Water Rights Analysis and Water Rights Contracts for each of the Brunper
Farm and Jacoby Farm Subdivisions are attached to this Amended and Restated Service
Plan as Exhibit E and i mcorp orated herein by this reference.
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.FIGURE I - 1

Proposed Raw Watex System

L.
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Aqua Engineering,Inc. ~©  ‘mEmMORANDUM

P, 4803 innovation Drive : | MEMORANDUM -
'\ Fort Collins, Colorado 80525 . o - - L
AN Offico: 970.220.9668 o ) :
 FAX: 970.226.3855 . : o
* August 16, 2002 |
" TO:  DanPalmer, Palmer Investments - - ; FAX: 310-576-0858
cc Geor_*ge-Slsneros‘. Windsor Land Company R FAX: 686-6878
FROM: AmyL. Johnson, P.E. B o
_ Richard L. Aust, P.E, . _
RE:  Jacoby Farm Subdivision Feasibility Study - Non-Potable Irrigation System
- Revised 8/16/02 : '
Introduction

The Windsor Land Company has requested that a feasibility study be.completed fo investigate
and present a recommended design approach and probable construction costs for a non-
potable irrigation system to serve the Jacoby Fanv Subdivision In Windsor, Colorado, The
system will provide non-potable water for landscape irrigation purposes to the shtire subdivision

consisting of residential, commercial, open space and school properties.

8ite Location

Thé proposed new subdivislort Is located on the west side of Windsor, Colorado In Weld County.
Itls bordered on the east by Weld County Road 16 (15" Street), 17" Strest on the west, Weld
Courity Road 68 % on the north, and State Highway 392 (Main Street) on the south. Figure 1.

- deplots the proposed subdivislon and the recommended approach described in this
. ‘memorandum. .

Wator Source and Water Rights

The Windsor Land Company has advised Aqua Engineering that it owns soveral water rights
that it intends 10 apply towards the Imlgation water for the development. Wformation provided
shows that the water rights avaltable for Irigation purposes Include: 7 shares-of Lake Canal
Diteh, 8 shares of Lake Canal Reservolr Company, and 4 shates of the No. 2 Reservoir
(Timnath). Itls proposed that this water will be defivered through the Lake Cangl Company
surface water conveyance system tothe northeast coror of the development. .

Additfonally, thete are several groundwater wells located on the property. The location and
production of those wells is currently under investigation. if possible, water from the existing
wells may be Incorporated into the non-potable irfigation system.

Page 1
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" Memorandum - Jacoby Farm Subdivision Feasibllity Study - Non~Potable Irrlgatlon System
“August 18, 2002

Two types of water supplies are avallable in the shares mentioned above: direct flow and - .
storage water. Dlrect flow, also called river water, is only available when the river Is flowing =
typically from mid May through mid July. Storage water is available from storage reservolrs and
cai often be provided into October. Shares In the Lake Canal Ditch are: direct flow rights while
shares In both the Lake Canal Reservoir and the No. 2 Re&ervolr are storage water rights.

- The water requirements presented in this memorandum represent “hlstorir;ai averages.” Most
municlpal water departments realize it is prudent-to own more water rights thari are actually
. required based on “historical averages.” Watar supplies are dependent on nature, rainfall, and
snowfall, and focal weather paitems can vary a great deal fronv year to year, Because water has
bieen traditionally and will continue to be a “good™ investment In the arid west, it makes good
‘sensa-to-own sufficlent water rights. Water rights recommanded should be treated as minimunt
ahd-could ba increased to insure generous water supply. This year, Colorado Is dxperiencing a
drought, and offers a prime example of the benefits of having additional water rights. Direct flow
ylelds during 2602 have bieen severely limited or not available at all (zero yield). During drought
* conditions, the water pusveyor may reduce the actual water yield per share, In a worst-case
scenario, the raw water may not be dellvered at all, regardiess of the riumber of shares ownéd,
In.this event, the Jacoby Farm Subdlvision’s non-potable irigation systerm will be inoperable.
" Ths Town of Windsor has indlcated thata potable water back -up Iiné to the irrigation pond isnot -
likely. '

‘Approximately 130 acre-feet of water aré required anntaily to provide irrigation water io the
Jacoby Farms Subdivision, based on historical averages and irrigaled area shown on the
conceplual plan.

The average ylelds presented hereln, do not include 2002 data. Lake Canal Ditch shares are
estimated.to yield between 40 and 50 acre-faet per year of direct river water flow, based on
“historical averages”. Again, these shares are only avallable between May and July in most
years, With 7 shares, the Windsor Land Company has batween 280 and 350 acre-feet with their
exlsting water rights In the Lake Canal Ditch.

.The Lake.Canal Reservolr shares are estimated to yield approximately 10 acre-feet per year of
-storage water, based on *hlstorical averages™. With 8 shares, the Windsor Land Company has
approxlmateiy 80 acre-feet of water in the Lake Canal Reservolr,

* The No. 2 Resaivolr (T imnath) sharés yield approximately 3 acre-feet fier share based on
“historlcal-averages”. A total of 12 acre-feet of water are owied in this storage water right with 4
shares,

The thres water righls described above will provide the Jacoby Farms Subdiviglon with around
300 acre-fest.of direct flow (usually available through mid July) and-92 acte-fast of storage water
(usually avallable through mid October) based on historical ylelds. The anticipated anhual water |
demand for 52 acres of iirigated.area within the development Is approximately 130 acre-feet,
Thigrafors, in average years, the existing water rights noted aboya should be sufficlent to:supply
the non-potable irigation system at Jacoby Farms, Howdver, in drought years, when the direct
flow'watér Is not available, or available at reduced flows, there may be insufficlent water tights to
supply the dovelopment with the 130 acre-fastof water required

- Page 3



Memorandum - Jacoby Famm Subdivislon Feaslblilty Study - Non-Potable Irrtgatlon System
August 18, 2002

Water Usage

Water usage for la ndscape In‘igation purposes was calculated fof {He Jacoby Farm Subdivlslon
by utilizing the-Amended Master Plan of the Jacoby Farm Annexation (5/9/02) provided by King
Surveyors, and site plans for the schoot and grocery slore sites. Areas were calculated in
AutoCAD uslng the provided electronic files.

Three zoning areas are labeled on the Maslar Plan RMU, MF-2, and- GOIPUD The irigated
areas were estimated in each of these zones and are.shown in Table 1. Assumptions were-

. made regarding the parcent of imgated area for single family, mulii-family, and commerdlal lots,
The Irigated area of the open spaces (including medlans and the area between the curb.and
detached sidewalk along-Grand Avenue) was assumed to be 100%. Additionally, the school site

Iar; ;.vaz used to calculate fhe estimated irrigated area rather than applying a percentage to the
tota and area, .

The commercial area known as Regency has bean excludad from tha non-potabie !rrigatlon
system service area at the Instruction of the Owner. And the land Immediately west of the
planned grocery store site Is in the process.of being re-zoned from commetcial to mult-amily.
The remaining commerclal area Includes Pad #9 (30% irgated) and the open space around the
ragional detention pond and swale In-the southwest comer of the development.

Table 1 - lr'rig'ated Aroa calcuintibns and Assumptions for the Jacoby Farm Subdivision

“Total ilgated iflgated
Area - Area Arga
{acres) (percent) {acre9)
RMU  8ingle Family 24.15 0.38 845
Mulll FamBy 4.99 0.5 ‘249
"Opéen Spacas ’ - 250 1 250
School 525 1 _ §:25
Subbotal RMU . 18.10 +15% w215 ptres
MF-2 Muld-Famlly 30.18 05 1958 ° +15% = 22.5 acres
: Muli-Family. {ra-zoned) 526 05 . 263 +16% = 3.0 acres

GC/PUD  Commarclal 260 1 3.80 +16% o 4.1 acres

Total Assumed Irigated Area = $1.1 acres
(Rounded to 52 acres)

A 15%. Safety factor was- appiled to each of the three zonés to accommodate some changes in
landscdping and help-sizé the pumip station appropriately. As shown In Tabls 1, the total
Irigated area calculated was approximately 51.1 acres, we-have rounded this to 52 acres for .
cOnvenlence Thig is about 38% of the total site, whlch 15 144 gores.

Based on a fotal -area of 52 acres, average annual water usage ca!culallons werg:determined

and-are shown It Table 2. The total dally application requirement was calulated to bé 0,29
inches. An annual Irrigalion application of 30 inches {130 acre-feat) wilt be required, Based on
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Memorandum ~ Jacoby Farm Subdivision Feasibility Study ~ Nonvpotable Irrlgatlon System
August 16, 2002

an inigation-watering window between 8 and 10 hours, the required Irrigatlon system flow rate
will be approxlmalely 8565 GPM to 1,069 GPM. It

Table 2— Peak-saason Design ‘and Annual Water Requiraments - 52 Acros
-{includes all areas of the Jacoby Farm -Subdlv!aton) _

WL.C:JACORY ' ' - _ BLUEGRASS TURF
ARE'A_. atras . . . : 5= '
PEAK SEASON DESIGN .

- IRRIGATION REQUIREMENT, inches/day 0,239

' OPERApNé‘Loss. inches - " 0.08
TOTAL DAILY APPLICATION REQUIREMENT, nchos " 0.20
TOTALDAILY APPLICATION REQUIREMENT, sire*lt ST N
TOTAL DAILY APPLICATION REGUIREMENT, gallons 410,600
SEABONAL IRRIGATION REQUIREMENTS, Inches 36

. SEASONAL EFFECTIVE PRECIPITATION, Inches ¢ 8.0
TOTAL SEASONAL IRRIGATION APPLICATION, inches 30.0
TOTAL SEASONAL IRRIGATION APPLICATION, acreft 130.0 .
TOTAL SEASONAL IRRIGATION APPLICATION, gellons 42,361,000
IRRIGATION FLOW REQUIREMENT WiTH @
AN IRRIGATION WINDOW OF 8 HOURS, {gpm) . 1,069
IRRIGATION FLOW REQUIREMENT WITH '
AN IRRIGATION WINDOW OF 10 HOURS, {gpm) @ 865

J)PROPOSED IRRIGATION SYSTEM OPERATIONAL EFFICIENCY IS ASSUMED TO BE.80%.
2) PROPOSED IRRIGATION SYSTEM TAP UTILIZATION EFFICIENCY 1S ASSUMED TO BE 80%.
TAP UTILZATION EFFICIENCY IS DEFINED AS THE AVERAGE DESIGN FLOW/AVERAGE AVAILABLE FLOW.
3) PEAK SEASON IRRIGATION REQUIREMENT OF 0,23 IN/DAY IS ASSUMED FOR PLUEGRASS TURF
AND IS BASED ON NATIONAL WEATHER SERVICE DATA AND A CGROP COEFFICIENT OF 0.80.
4) A SEASONAL, PRECIPITATION OF 112+ INCHES I8 USED AND 1§ BASED ON NATIONAL WEATHER
SERVICE INFORMATION. PRECIPITATION IS ASSUMED 10 BE 50% EFFECTIVE.

Page 5



V
'

Memorandum ~ Jacoby Farm Subdivision Feasiblity Study - Non-Potable Irrigation Bystem
August 18, 2002 :

However, because the non-p'otable Irigation system will provide water to Individual, sfn_gle family’

lots, a few additional calculations were made to determine the appropriate pump system flow .

rete. Parks, schaols, and golf courses are typically imigated in a 6 or 8-hourwatering window

and are-often carefully managed to maximize the available flow during the allowabis irgation

lime frame. However, when individual homeowners lrrigate their lawns, the flow rate cannot be
as easlly calculated because It is Impossible to forecast how 156 individuals will manage thelr
landscape imigation systems, ' - '

A typlcal residential Ifrigation system Is designed using a flow rate.of 8 to 10 GPM from the
potable waler system In the house., We ¢an apply the same design criteria forthe non-potable
system and assume 10 GPM per residential ot as a maximum flow rate. Therefors, 158 single
family lots will require a maximum flow rate of 1,5660:GPM if alt systems are operating

" simultaneously. ' '

Treating the resldentla) lots separately from the remalinder of the site, the rest of the irrigated
area is reduced to 40.5 acres (multi-family, open spage, and commerclal). Applyingthe same
water use assumptions.as shown In Table 2, the required pump station flow rate to irrigate 40.5
acres In 8 to 10-howrs Is approximately 665 GPM to 832 GPM. Water use calculations for 40,5
acres of Imgated area are presentad-in Table 3 on the following page. .

Attempting to provide the maximum flow rate required; both tha residentlsl demand and the
remalning site demand are combined. The flow rate could range from 2,226 GPM (1,560 + 665)
t0 2,392 GPM (1,660+832). This flow rate assumes that all 158 lofs are being irigated
shvultanecusty.

In order to reduce the size of the pump system and Infrastructure, we recommend managing the
Imigation of the resldentlal lots by enforcing every third day watering requlrements, This
management is consistent with the Windsor Northwast Metropolitan District and the Brunner
Farm non-potable irrigation pump system, With the homeowners oh a set scheduls, the pump
statlon can be designed for one-third the residential demand described abovs. The pump
system could be designed for 1,185 GPM (520+665) to 1,352 GPM (520+832),

We recommend designing the pump system to provide 1,600 GPM (to ascount for potential
infgation system efficlencles of 76%, rather than the assumed 80%) at a discharge pressure of
93 PS}outside of the pump buliding. This pressure will provide approximately 80 PS8l to the
- highest elevation in the northwest corner of the development. The management of this system
- would require enforcing every third day watering within the single-family residential development.

Page 6
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Memorandum ~ Jacoby Farm Subdivision Feasibllity Study Non-Potabla Irrigation System
August 16, 2002

Table 3~ Peak '89§son Peslgn and Annual Water'Requlie}nents 43.5 Acres - .
{Excludas the residentlal area of the Jacoby Farm Subdlvlslon) T |

WLCACOBY - - BLUEORASS TURE
AREA ‘acres ' ‘ 40.8
PEAKSEASONDESIGN } :
IRRIGATION REQUIREMENT, Inches/day 023 ®
'OPERATING LOSS, Inches o ' 0.08
TOTALDAILY APPLICATION REQUIREMENT, lohes~ * ~ 020 | _ _
TOTAL DALY APPLICATION REQUIREMENT, acre*f . 008 . - '
TOTALDAILY APPLICATION REQUIREMENT, gallons - © 319300 o |
SEASONAL IRRIGATION REQUIREMENTS, inches .. o8
 SEASONAL EFFECTIVE PRECIPITATION, Inches " ' 60
TOTAL $EASONAL IRRIGATION APPLICATION, inchos 300
TO‘I"ALSEASONAL'IRRJGATION APPLICATION, acra*ft 1013
TOTALSFASONALIRRIGATION APPLICATION, galions 32,063,000
" IRRIBATION FLOW REQUIREMENT WitH @ L
AN IRRIGATION WINDOW OF 8 HOURS, (gpm) _ 832
IRRIGATION FLOW REQUIREMENT WITH '
ANlRRl@ATtON WINDOW OF 10 HOURS, gpm) @ - ' 635
NDIEﬁ;

1) PROPOSED IRRIGATION SYSTEM OPERATIONAL EFFIGIENCY IS ASSUMED TO BE 80%.
2) PROPOSED IRRIGATION SYSTEM TAP UTIIZATION EFFICIENCY IS ASSUMED TO BE 80%.
 TAP UTILIZATION EFFIGIENCY (8 DEFINED AS THE AVERAGE DESIGN FLOW/AVERAGE AVAILABLE FLOW.

- AND IS BASED ON NATIONAL WEATHER SERV]OE DATA AND A CROP GOEFFICIENT OF 0.80.

' 4} A SEASONAL PRECIPITATION OF 12- INCHES I8 USED ANIHS BASED ON NATIONAL WEATHER

SERVICE INFORMATION. - -PRECIPITATION 13 ASSUMED TO BE 50% EFFECTIVE, o t
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Memorandum -- Jacoby Farm Subdivision Feas!bi!ity Sludy - Non-Potable Irrigation System
Adgust 16, 2002 ' '

Recommendad Approach
e and rrias L

It is proposed that the new Jacoby Farm Subdivision recelve non-potabls irlgation water from
the Lake Canal Company surface water ditch system. The water will be conveyed from the
northeast comer of the property to the southwest comer of the property where it will be stored in
the development’s reglonal detention pond with a permanent water surface for imgation. -

The raw water will be piped along CR 15, enter a diversion structure with manual canal gates,
and be diverted to the detention pond directly south of the proposed new school. Fromths -
detention pond, the civil engineers have deslgned an-Iriverted siphon to cany the water below
the' Greeley #2 Canal and south to.the regional detention pond through swales.

A regional detention pond is belng das!gned by tﬁe‘ civil snbin‘asrs for this pro]eé’t and will be
located In the southwest comer of the property. This pond will have a permanent water surface
‘elovation to be used as the irrigation source for the non-potable irrdgation system.

The maximum dally irrigation requirement 1s approximately 410,600 gallons of water during peak
season, as shown in Table 2. The cunent design for the igatlon pond has:a surface area of 2.7
acres at the permanent poo! elevation of 4788.6-ft. Using an average evaporation loss of 50~
inchas for open surface lakes, the expected annual loss fron the Iriigation pond Is approximately
3.7 million.gallons. A maximum dally evaporation Joss was assumed to be 0.33 inches.during
peak season, which equates to approximately 25,000 gallons per day, The'tolal water
requirement delivery to the Irrigation pond is the landscape imigation requirement plis the

- @vaporation losses, or 435,600 gallons. To aliow some flexibility in the system and potential
reduced efficiencles, the maximum total daily water requirement Is assumed to be 500,000
gallons,

Assuming delivery of the water over a 24-hour period from the Lake Canal system, the maximum
flow rate through the raw water delivery system Is calculated to be approximately 350 GPM. The
pipe size required to deliver this water will be determined after additional survey Information Is
gathered along CR15, north of CR 88 Y. At this time, and for cost estimating purposes, the raw
- water conveyance pipeline s assumed to be 12-inch, low pressure PVEC pipe. -

The inigation’pond should be a minimum of 10-ft deep to help maintain water quality. Grading at
a4:1 slops from the permanent pool elevation (4788.5') to the bottom of the Inigation pond
provides. a total usable water volume-of 6.82 miliion gallons. The bottom three feet of the pond
Is considered unusable due to the elevation of the intake screen and pipe. Duiing peak season,
thie pond contains approximately 11 days of irigation water storage. That is, i the delivery
system was shut off, the irrgation pump gystern coutd continue to pump for approximately 10
days before emplying the pond. :

Shaulde nth. h

During the irgation season shoulder months (Aptil, September, and Qctober) the pump statiori
can serve the development if water is avallable. For 2 % months, 19.7 million gations of water
are required for irrigation (80% of peak season daily demand for 75 days). Itis not.possible to
store this volume of water in the 2.7-acre irigation pond. The depth required Is.not practical and
the surface area would have to be Increased o-accommodats the required storage volume.
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Memorandum - Jacoby Farm Subdivision Feaslbility Study - Non-Potable Irrigation System
August 16, 2002 )

‘However, utilizing the three ground water wells on the Jacoby property may be practical and a
viable option to provide supplementat Iigation water duting the shoulder months. Assuming all - -
three wells have equal capacity, they would each nesd to pump approximately 65 GPM for 24
hours each day during the shoulder months (a total of approximately 200 GPM is required).
These wells-are curmently being researched through the Divislon of Water Resources and the
“best ytilization of them will be determined based on information gathered.

The civil engineers are designing a lining system for the pond to maintain the imigation water
- level and reduce seppage losses. An aeration system for thie pond will be included in the design
of the pump system to help maintain water quality and reduce algae growth. Theé aertion
system will be a mechanical system including an alr compressor and corona discharge unit to
-produce ozone. The ozone and air will be dispersed throughout the pond using localized
-diffusers located on the bottorm of the pond, ‘ :

An intake screen constructed of expanded metal will be Jocated in the pond and heip prevent
large debiis from entering the pump system. A pipe will coiinect the Intake streed to a concrete -
wet well located below the pump system and building. An Isolafton gate valve oh the intake pipe
will provide isolation durfng maintenanceé and cleaning of the wet well,

The following description assumes that evary third day water restrictions will be enforced In the
resldential developmenit. -

The pump system will consist of two 75-HP main vertical turbine pumps capable of supplying
1,500 GPM st 95 PSt to the irdgation systems. A third 75-HP vertical turbine pump wilf be
Instalied as & back up. All three pumps will alternate usage to distribite the total hotrs of
operatioh, however, only iwo pumps will be operational simultaneously. A 16-HP vertical turbine
pump will be installed In the same wet well to keep the Irigation system pressurized and to
supply incidental demands. The three 76-HP pumps willhe controlled by a single variable

- -fraquency drive (VFD) to provide constant pressure to the system, The 15-HP pump will be
controlled by a separate VFD system. : .

The pump system will be designed as a pre-fabricated, skid-mounted system including the maln
pumps, pressure maintenance pump, varlable frequency-drive, piping, valves, and electrical
controls. . An automatic filtration system will also be included on the skid, downstream of the
pumps, This filter wifl prevent debris from entering the irrigation system and clogging sprinklers
of vaives, S : _

. _ Building :

The pre-fabricated pump system will be located In a bullding, Instailed on a concrets slab. The
Ownier's architect will design the bullding to represent the architecture of the development. The
bulldg will Inclide a roof aceess hatch used for pulling the pumps, double doots, fouver vents.
in the walls, ventilation fan, thermostatically controlled heater, overhead lighting, and
miscellansous wall. outlets. - ,
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. Memorandum — Jacoby Farm Subdivision Feasibliity Study - Non-Polable Iirlgation System
August 18, 2002 .

I ’ )

Elscltical components required at the pump station will Include a main service disconnectand -

meler (a8 specified by the local slecirical utility), transformer, and service pane! for the pravious
mentioned components. The pump station skid will include the control pane! for proper
operation of the pump system and will require 480 volt, 3-phase power. '

) , ; .
Based on a flow rate of 1,500 GPM for the Jacoby Farm Subdiviaion, the pump discharge wilt
transition fo a 12-Inch C900 PVC, burled irrigation malnline outside of the pump building and
connect to the Imigation water distribution system. : '

A hydraulic mode! was developed to determine the most efficient distribution routing system. The
pipetinas will be routed through the strests, parallel to, but offset from the potable water B
distribution system. In the residential areas, plpe will also be run in the back of the lots where
Ihe taps will be located for the resldents. All non-potable lmigation water distribution pipelinas
will be C800 PVC pipe. The distributlon routing and proposed pipe sizes are shown in Figure 1,

it Is proposed that each user.on the non-potabls irigation pump system wili be provided with a
point-of-connection. The residential lots will include the point-of-connaction (tap) and meter.

.Other users would be responsible for connecting {o the non-potabie distiibution systerm and
instaliing a compatible meter. Various meter reading devices and systems exist that may be
appropriate for this development, Most likely, a remote reading device would be used to.collect
water usage data from the meter transponders located &t each point-of-connection. Computer

- software is avallable to produce Invoices for waler users. At this time, the cost estimate
provided below Includes the cost of the point-of-conn ection and meter assernbly at each of the
156 resldential lots and a remote reading device. Depending on the type of meter reading
system and software desired by the Owner, these costs may be modifisd;

Estimated Projsct Costs

An Engineer’s Oplnion of Probable Construction Cost has been completed based uponthe
ahove stated preliminary recommended approach and Is presented In Table 4. These costs are
based on & rion-potable fimigatlon pump system designed to provide 1,500 GPM at a discharge
of 96 PSL The resldential watering schadule Is an every third day rotation. Unit prices are
based on currentavallable Information from simitar projects, manufacturers, and confractors.
. The cost of the swale from the Gresley #2 Canal to the reglonal detention pond, the pond, and
the pond linfng are not included in this estimate as those componenis are part of the civil

engineering packdge.
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Memorandum ~ Jacoby Farm Subdivislon Feasibility Study - Non-Potable Ivigation System
August 18, 2002

Table 4 - Enginser’s Opinion of Prohable Construction Cost

L o “UNIT TOTAL
ITEM DESC&PT_!ON_ o _ . QUANTITY UNIT CHSY COSY
NON.POTABLE PMP SYSTEM | :
Raw?Water Plpeline from existing diversion box noith of o . y
© WCR'68:6 10 Greeley Canal - 2550 LF $28 $?1.400
Divérsion Boxon GR16 : 1 18 $6,000  ° $6,000
Plpe from diverslon box to detentlon pong . - 800 LF - 528 $28,200
" Intake System S o 1 LS. $7.000 $7,000
-Pre-fabricated pump systom with sutomatic filtration : T L8 7 $130,000 $130,000
Busliding « 20' x 20 {including congrate slab) ' 1 LS $36,000 $35,000
Electical Components 1 18 - $20,000 $20,000
SUBTOTAL - PUMP SYSTEM o — R $204,600
DISTRIBUTION SYSTEM _ — .
“T2Inch G900 PVC - 800 LF . 8 2000
~10-Inch CH00 PVC a0 LF $23 . #3800
8rich €900 PYC _ 7150 LF $16 $§14,400
4-Inch CBODPVC 8,100 LF %2 $97,200
Plpe fittings - estimated at 40% of Total Pipe Cosls 1 LS ' $26,740
* 424k lsolation Gate Valve - .3 Ea  $1500 $4,500
“10-Inch Isolation Gate Valve 1 Ea, $1.200 $1,200
Binch fsolalion Qate Valve 11 Ba. - $900 $9,900
-4-Inch Isolation Gate Valve - Ea. 3600 $14,400
Blow-off assembly - 4 Ea. $900 - $3600
--Slandard 2" Alr-Vactum Reliof valva. ‘ 2 Ea $5,600 $11,000
Maniuat Drain Valve 2 Ea, $a0o $600
SUBTOTAL - DISTRIBUTION SYSTEM _-: | | $339,340
- RESIDENTIAL METERING SYSTEM _ | o e
Reskientiel polnt-of-cohngetion and meter assmebly 166 Ea. 1600 . $234,000
Remole meler reading hand-held device 1 Ea $4,000 - $1,000
SUBTOTAL - RESIDENTIAL METERING.SYSTEM. __ _ o  §235,000
svprowa . — ste30%
CONTINGENOY (i0%horSubtotsl) _ © e sEOO0D
GRAND TOTAL . — s

This Opinion of Probable’ Construction Cost Is not Infendad for usa In bidding of ordésing of equipment, Aqua
Englnaering, Inc. will not be respansible for differences batwsen this Information and agtual projact equipmant
quantifies or construction costs. ' :
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CHAPTER IV - COSTS AND REVENUE SOURCES

A, Cost of Construction and Operation

1. Water mgatlon System_ - Q@pim (_29§§§ The total estimated
infrastracture costs for the irrigation water system is $2,603,280 as more specifically
detailed on Table I - 1, shown at the end of this Chapter IV These costs cotitain a
twenty percent (20%) contingency for unknowns, and the cost of water rights has not
been included. Water rights costs are intended to be paid on an annual basis through'a
lease arrangement with the water rights owner. Said lease arrangement is intended o have
an option to- purchase exercisable on a long-term basis, as the Districts are in a positionto

pay.

and Ros ' ) il sts. The total estimated
infrastructure costs for street and roadway development are $7 167 600. These costs contain a
ten percent (10%) contingency for unknowns, This incremental cost of street and roadway
development is expected to not be the subject of reimbursement, unless and until sufficient funds
become available as more specifically detaxled below,

3. Sonitetion. Improvements - Capital Cosss The total estirhated
mﬁ‘astmcture costs for sanitation and drainage system development are $2,668,300. These costs
contain a ten percent (10%) contingency, for unkniowns. This incremental cost of sanitation and
drainage system development is expecied to not be the subject of reimbursement, unless and until
sufficient funds become available as more specifically detailed below.

ainap - Costs. The total estimated ml‘rastructure
costs for sanitation and dramage system deve]opment are '$1,975,300. These costs contain a ten
pexcent (10%) contingency for unknowns, This incremental cost of sanitation and drainage
gystem development is expected to not be the swbject of reimbursement, vnless and until
sufficient funds become available as more specifically detailed below:.

: ' i sts. The total estimated
infrastructure costs for park and recreatlon development are $1 626,600 These costs contain a
ten percent (10%) contingency for unknowns. Landscaping and open space landscaping costs.
were estimated to total $240,000 for Brunner Farm Subdivision, plus $576,000 for the
Jacoby Farm Subdivision costs without the irrigation systémi costs, which are contained
within the above-stated water uﬂgation system cost total. The incremental cost of park and
recreation and open space. development is expected to not be the subject of reitabursemient,
unless and vntil sufficient funds heoome avallable ap more specifically detailed below,
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' nd Maj Costs. At full devclopment of all four
Wmdsor Northwest: Metropolitan DlStl’lOtS, the annual operatmnal and maintenance costs
of the raw water itrigation systern and the landscape mamtenance is estimated to total
$411 000 as detniled below,

- Water System, Pumping and Pump - -

Operation and Maintenance Costs $ 120,000
Raw Water Lease Costs
(@ 20¢/per 1,000 gallons for :
approximately 216 acre feet per year) i . $16,000%
Landscape Median and Opan Space ' | ‘
Maintenance | | $67,500
Metropolitan District Administration,
- Auditing, Legal, and Financial o

Costs $120,000
Administrative and Operating
Contingency and Depreciation _ _
- Allowance . $ 87,500

TOTAL | sa1i000

*Raw witer riay be purchased oulright to avoid annual costs,

At full development, the annual operauonal and ‘maintenance costs for New
Wmdsor are showh in Exhibit B.

C.  Debt Service. It is the express intention of the proponents not to issue bonds
on the open tndrket, but instead to issue.a limited gencral obligation 1iote to the developer |
for reimbursement of the above-stated initial $1.8 million of raw water irrigation system
and landscaping costs for Districts Nos. 1 & 2, and $7.0 million of possible additional
capital costs for District No, 3 (Jacoby Farm Subdiwsmn) This limited general obligation
will provide for a maximum total milk levy of the District of 30 mills, so that no
unexpected burden will oconr to the residents of New Windsor. Accordmgly, the debt:
service schedule would depend upon the ability of the Districts to produce funds available
for debt service at the-established rates from the revenue sources detailed in the following
gubsection, \ :

1. Property Taxes. A maximum mill levy of 30 mills is proposed to be

assessed, raising apprommately $540 per year from the average single-family residence.
This property tex will be in lien of any homeowners. association dues or fees, will be
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income tax deductible to the properly owner, and from which will have all landscape
maintenance and Districts® operation expenses paid.

2

o ' L r Service es. The actual cost of operations and
maintenance of the irfigation

water System, including a reasonable amount for

depreciation and repalr, is estimated at build-out to total $29,000 per year, or $8 per

month, per ukit, for irrigation water use. These sexvice chatges will fluctuate from time to
time based upon actual operation, maintenance and depreciation allowance required.

ot Plant

fees, per the Town of Windsor Code, originally were $2,600, but have increased to
318,000, It is anticipated that, since the development has elected to construct Raw Water
Improvements to sexve the entire developinent, Windsor has agreed that the tap fee for
water taps within New Windsor shall be sixty-one and one-half percent (61.5%) of the tap
fees otherwise due to Windsor. Thus, 39.5% of the former $2,600 per lot ($1,027) became
available, and the same percentage (39.5%) of any increases, including the present
$18,000 fee ($7,110) and the same percentage of any additional increased plant
_investment fee will becowe available to the District toward the cost of its raw water
infrastructure development. Single family homes expected water plant fee rate of
$4,575, and $2,000 per unit for multifamily units,

4. -Specific Qwneiship and st_Income. These revenue
sources are, of course, expected to be received; but, for conservative estimating purposes,
are not shown.
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- TABLE N -1

Breakdown of Infrastrachure Cost

For Irrigation Water System
Bfunner Farm Subdivision
| ' !TEIM INSTALLED
: COS8TS
1 'Raw water stora _gp resewoir, 1.6 acres $75,000
2. 400 GPM, 40 HP Raw water pimp system Includlng electrlcal conlrols, wetwell, |  $115,000
intake system, 3 phasa electrical servicé, pump system enclosure, : ,
3, Raw waterlift station systém, including elecirical controls, wet well, intake -$20,000
gystem, 3 phase electrical service, pump system enclosure, i
4. Residential raw water piping and dalivery systegn Includes 20,000 Lf. of pipa $120,000
estimated at $6/1.1. _ )
6. Homeowner's meter and polnt of connection 307 unlts @ $550 $168,850
6. Median, entries, and ROW Irrigation and control system, 6.3 aeres @ $32,000/A $201,600
7._12 acre Olde Town Metropoiitan District slte $600,000
8. Miscellaneoys and contingency (20%) $260,090
TOTALS (Brunnar Farm. Subdlvlsion {Districts Nos 1,28 4}) $1,560,540
Jacoby Farm Subdivion SRS
| | ITEM (INSTALLED
COSTS
(J acoby Farm Subdmsxon (Dlstnct No. 3) (See ﬁ;asibﬂi@ study attached at $888,940
—end of Chapter Il (Figure II-1, Table II-1 ) e
_ Miscelranaous and contingency (20%) $173,800
'TOTALS (Jacoby Farm Suhdtvislon (Dlstriut No. 3 ) $1,042,740
TOTALS {Windsor Northwest i‘.'letronﬂlitan_ Districts Nos. 1,2, 3 & 4) $2,'603;280
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CHAPTER V - FINANCIAL PLAN SUMMARY

Attached to this Service Plan as Bxhibit B is a Combined Financial Plan which
shows how the proposed services and facilifies may be financed and operated by the
Districts. The Combined Financial Plan includes the proposed operating revenye derived
from ad valotem property taxes to be used by Service District, The Master IGAs are
expected-to provide that the obligation of Financing Districts to pay Service District for
-operating expenses incurred for provision of services to property within Financing
Districts sball constitute “debt” of Financing Districts. Accordingly, mill levies certified
to make necessary payments to Service District will be charactetized as debt service mill
levies notwithstanding that they are imposed to pay contractual obligations for operations
and maintenance services: provided by Service District. Service District anticipates
- Borrowing its initial operating funds from the developer until such time as it is able to
generate operating revenues from Financing Districts.

The Combined Financial Plan includes the proposed debt issuance by Service
District and Financing Districts and shows how the financial operations of the Districts
will .be coordinated. Financing Districts are expected to issue genetal obligation debt
. supported by ad valorem mill levies, but limited to the revenue available from a 30 mill

levy - after operating needs are met. This' mechanism will help assure the transition of
- appropriate lax revenve to the payment of debt issued to provide services for New
Windsor. It is presently anticipated that Service District will issue revenue bonds to the
developer or secured by the developer and by financial commitments received from
Financing Districts, Other financing structures may be used. :

_ Dislricts shall be entitled to modify the proposed sttucture of the Combined
'Financial Plan by causing Service District to obtain funding directly from the developer,
its lender, or assigns of developer, provided that all such borrowing shall comply with the
requirements of state law regarding limitations on the amount of general obligation debt
which may be issued. For example, Service District shall be entifled to obtain funding
from the developer rather than issuing revenue bonds and agree to repay the developer -
from revenue sources to which Service District might otherwise become entitled pursuant -
to the Master 1GA or other agreements. Districts shall also be entitled to issue contingeit
repayment obligations in amounts which exceed the estimated gencral obligation debt
estimated in this Service Plan on condition that the provisions of such contingent
repayment obligations are in compliance with state faw and are'subject to the Hmitations
of state law fegarding the limitations on issuancé of general obligation debt. Districts
shall have the ability to utilize excess debt-capacity which may be developed. within
Distriots if the assumptions contained in Combined Financial Plan are more conservative

than what actua{ly develops within New Windsor.

_ The balance of the information confained in this Chapter of this Service Plan is
preliminary in natare. All dollars axe stated in 2001, wninflated dollars. Upon approval of
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this Service Plan, the Dlstncts will continue to develop and refine cost estimates
contained herein and prepate for bond issuances, All cost estimates will be inflated to
current dollats at the time of bond issuance and construction, Engineering and other
contingencies, as well as capitalized interest and other costs of financing will be added.
All construction cost estimates assume construction to apphcable Iocal state or federal
requlrements

The miaximum general obligation indebtedness for Financing Dlstncts is not
expected to exceed $1.8 million for Districts No. 1 & 2, and $7.0 miilion for District No. -
3+(in 2001 dollars). The Districts shall have authority to ﬁnance and construct all facilities
contemplated herein without the need to seek approval of any modification of this Service
Plan. The Districts shall also be permitted to seck debt authotization from their electorates
in excess of this amount to. account for contingencies. Reasonable modifications of
facilities and cost estimates shall likewise be permitted. Final determination of the
amount of debt for which approval will be sought fiom each District’s électorate from
time to time will be made by the Board of Directors of each District based on then-cuirent
estimates of construction costs, issuance costs, and confingencies. Authorization to issue
bonds and enfer into vatious agreemenis 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, aud in order to offset the expenses of the
- anticipated construction and Service District opsrations and maintenance costs, the
* Districts will also rely upon various other revenue sources authorized by liw. These will
include the power to assess fees, rates, tolls, penalties, or charges as provided in § 32-1-
1001(1), CR.S., as amended. The Combined Financial Plan assumes various sources of
revenue, moludmg ad valorem property taxes, specific ownership taxes, water plant fees,
and user charges, together with interest earnings on retained amounts. It is possible that a
metered system of user charges will be established.

_ The Combined Financial Plan does not progect_'any significant accumulation of

fund balances which might represent receipt of revenues in excess of expenditures under
the TABOR Amendment. It is anticipated that the: operations of Service District will
qualify as “enterprises” under the TABOR Amendment. If its operations do not qualify as
" enterprises under TABOR, revenues from all sources which exceed the permiited 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 District revenues excesd
expenditures in this manner, the Districts will comply with the provisions of TABOR and
efther refund the exoess or obtain voter approval to retain such amounts,

The estimated costs of the facilities and improvements to be constructed and
installed by the Districts, including the costs of acquisition of land, and engineering
services, legal services, administrative semces, initial proposed mdebtedness and other
major expenses related to the facilities and improvements to be consfructed aud installed,
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are not expected to exceed $1.8 million for Districts No. 1 & 2, and $7.0 million for .

District No. 3 (in 2001 dollars). Organizational and general administration costs will be

reimbursed to the developer by the Districts out of their initial revenue sources including |

debt instruments.

The maximum voted interest rate for bonds will be 9%, The proposed maximum

- underwriting discount will be voted at 5%, but are expected not to exist because these are

to be directly placed, limited obligation securities, Tt is estimated that the Hnited general
obligation bonds, limited obligation revenue bonds, or notes, when issued, will mature not
more than thirty (30) years from date of issuance, with the first maturity being not later
than three (3) years from the date of their issuance, as required by statute.

- .- 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 w:ll remain

under the control of its Board of Directors. .

The Combined Financial Plan demonsirates that each District will have the
financial capability to dxscharge the proposed indebtedness with reasonable mill levies
- assuming reasonable increases in assessed valuation and assuming the rate of bu11d~out
estimated in the Combined Financial Plan,
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CHAPTER VI~ RROPOSED AND EXISTING AGREEMENTS

A.  Master Intergovernmental Agreements

: As noted in this Service Plan the relauonslnp between Service Dlstnct and
Financing Districts, mcludmg the means for approving, financing, constructing, and
operating the pubhc services and improvements needed to serve New Windsor will be
established by means of Master IGAs to be executed by the Disiricts. The Master 1GAs
have to date and will in the future establish extensive procedures and standards for the
approval of the design of facilities, transfer of funds between the Districts, and operation
-and maintenance of the facilities. The Master IGAs will also provide for coordinated
administration of management services for the Districts.

B.  TownlGA-

Windsor and Service District have entered into an IGA (“Town IGA*)
regarding the nature of the relationship between Service District and Windsor, and setting
forth various procedures and agreements regarding the construction, ownership, operation
and maintenance of improvements constructed by Service District. A copy of the
‘executed agreement is contained in Exhibit D. The Town IGA generally provides that
Service District will be responsible for dealing with developers within New Windsor for
the covered improvements and that Windsor shall not be required to do so. Service
District shall be responsible for initial review and approval of all plans for construction of
improvements within New Windsor. Developers of property in New Windsor will be
required to submit plans for such improvements to Service District which shall make an
initial determination of whether such plans and specifications are complete and consistent
with this Service Plan. Service District shall be responsible to submit plans for
improvements which it will construct, and plans for inaprovements which developers will
construct, to Windsor for approval in accordance with the Town IGA. The purpose of this
structure is to eliminate any need for Windsor to be involved with developers in the day-
to-day review and approval of District improvements within New Windsor and fo
minimize the number of individuals with whom Windsor must deal in plan teview and
approval process. Windsor will work only with representatives of the District who will
retain respongibility for assuring that plans subnutted to Windsor for approval are
congistent with this Service Plan.
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To the extent practicable, Service District miay enter into additional
intergovernmental and pnvate agreements bettor to ensuie long-term provision of the
improvements and services and effective management, Agreements may also be executed
with other service providers, All such agreements are authorized to be provided by each,
pursuant to Colorado Constitution, Article XIV, Section 18 (2) (a) and Section 29-1-201,
et seq., Colorado Revised Statues. Drafis of additional proposed Intergovemmental '
Agreements are attached to &ns Servxce Plan ag Exhibit F,
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CHAPTER VII - OTHER REQUIREMENTS AND CONCLUSIONS

A, Requirements _
Financing Districts and Service District shall be subject to the following
additional requirements:

1. . Submission of annual reports as desctibed in §§ 32-1-207(3), C.R.S.,
as, requested and in the foml prescnbed by Windsor.

' 2.  Material modifications of this Service Plan, except as contemplatead :
herem shail be subject to approval by Windsor in accordance with the provisions of § 32-
1-207, CR.S.

B.  Conclusions
| It is submitted that tlus Semce Plan for Windsor Northwest Metropohtan

- Districts No. 1, No. 2, No. 3 and No. 4 as required by § 32-1-203(2), CR.S., has
established that '

1.  Thereis sufﬁcuent existing and projected need for organized service
in the area to be served by the Districts;

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

3. The Districts are capable of providing economical and sufficient
service to the area within their boundaries;

4.  The area included in the Districts does have, and will have, the
financial ability to discharge the proposed indebtedness on a reasonable basis;

3. Adequate service is not, and will not be, available to the area through
- Windsor, or other existing municipal or quas:—municipal corporations, lncluding existing
special districts, within a reasonable time and ona compatable basis;

6. The facihty and service standards of the Districts are compatible
with the facility and service standards of Windsor within which the Districts are to be
located and each municipality which is an interested party under §§ 32-1-204(1), CR.S,;

: 7. ‘The proposal is in substantial compliance with a master plan.adopted
pursuant to § 30-28-108, C.R.S.;
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8.  'The proposal s in compliénce with any duly adopted county,
regional, or state long-range water quality management plan for the area; and

. 9. The ongoing existence of the Districts is in the bcst mterests of the
area proposed to be served,

Therefore, it is requested that the Board of Trustees of Windsor, Colorado, which
has jurisdiction to approve this Amended and Restated Service Plan by viriue of §§ 32-1-
204.5, CR.S., et seq., as amended, adopt a resolution which approves this consolidated
“Amended and Restated Service Plan for Windsor Northwest MetrOpohtan Districts No,
1, No. 2, No, 3, and No. 4,” as submitted. : _

Respectfully _subniitt_ed,.

B eet: Caltins
Counsel to the Districts
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- EXHIBIT A -
cription and Map of Districts



PROPERTY DESCRIPTION
WINDSOR NORTHWEST METROPOLITAN DISTRICT NO. 1

A parcel of land being part of the Southwest Quarier (SW1/4)‘ of Sechon Seveateen (17),
Township Six North (T.6N.), Range Sixty-seven West (R.67W.) of the Sixth Principal

Meridian (6™ P.M.), Town of Windsor, County of Weld, State of Colorado and being more |

particularly described as follows:
BEGINNING at the West Quarter (W1/4) Corner of said Section 17 and assuming the North
line of said SW1/4 to bear North 87°45°57” Bast with all other bearings contained herein
refative thereto;
THENCE Nortti 87°45?56” Rast along said Noith line a distance of 1674.32 fcet
THENCE South 02°14°03” East a digtance of 518.75 feet;
THENCE South 87°45°57” West a distance of 665,00 feet;
THENCE South 02°20°39” East a distance of 175.00 feet;
THENCE South 08°47°00” East a distance of 60.39 feet;
THENCE South 12°06*36” East a distance of 99.77 feet;
THENCE South 45°34°10” West a distance 6f 131.83 feef;
THENCE South 82°07°39” West a distance of 95,88 feet;
" THENCE North 89°28°02” West a distance of 60,07 feet;
THENCE South 19°36°31” West a distance of 62,13 feet to the conterline of Greeley No. 2
Canal;
Thence ‘along said centerline the following three covrses and distances:
THENCE North 70°23°29” West a distance of 76.12 feet,
"THENCE South 86°48°43” West a distance of 451.91 feet;
THENCE South 73°22°28” West 2 distance of 277.65 feet to the West line of said SW1/4;
THENCE North 00°23°07” West along said West linea dlstancc of 1053.53 feet to the
POINT OF BEGINNING.
Said described parcel contains 31,041 acres ().




FROPERTY DESCRIPTION
WINDSOR NORTHWEST METROPOLITAN DISTRICT NO. 2

A parcel of land being part of the South Half (51/2) of Section Seventeen (17), Township Six
North (T.6N.), Range Sixty-seven West (R.67W.) of the Sixth Principal Meridian (6™ P.M.),
Town of Windsor, County of Weld, State of Colorado and being more pm*hcularly described
as follows:

BEGINNING at the Center Quarter Comer of Section 17, T.6N., R. 6TW. and assuming the
North line.of said $1/2 to bear North 87°45°57” East with all other bearings contained herem

~ relative thereto:

THENCE North 87°45°57 Rast along said North line a distance of 240.81 feet to the
Northwesterly Right-Of-Way (ROW) line of the Burlington Northern Railroad (BNR).
Thence along said ROW the following two courses and distances:

THENCE South.50°18°11” Jast a distance of 830.03 feet to a Pojat of Curvature (PC); -
THENCE along the Are of a Curve which is concave to the East a distance

of 479.07 feet, whose Radius is 11509.15 feet, whose Delta is 02°23°06”

and whose Long Chrod bears South 51°29°44” Bast a distance of 479.03 fee

to the centerline of the Gréeley No, 2 Canal; "

. Thence along said centerline the following ten courses and distances:

THENCE South 61°55°46” West a distance of 281,93 feet;
THENCE North 84°29736” West a distance of 233.00 feet;
THENCE South 64°45'24” Waest a distance of 627.00 feet;
THENCE North 84°55!36” West a distance of 553.00 feet;
THENCE South 65°04'24” West a distance of 248.00 feet;
THENCE South 54°01'24” West a-distance of 192.61 feet; -
THENCE South 63°32°55" West a distance of 209.56 feet;
THENCE North 80°52°01”” West a distance of 116.52 feet;

~ THENCR North 61°44’51” West a distance-of 461.51 foet;

THENCE North 70°23'29” West a distance of 430,69 feet;
THENCE Noith 19°36°31” East & distance of 62.13 feet;
THENCE South 89°28°02" Bast & distance of 60.07 feet;
THENCE North 82°07°39" East a distance of 95,88 feet;
THENCE North 45°34’10” East a distance of 131,83 feet;

“THENCE North 12°06°36” West a distance of 99,77 feet;

THENCE North 08°47°00” West a distance of 60.39 feet;

THENCE North 02°20°39” West a distance of 175.00 feet;

THENCE North 87°45*57” Bast a distance of 665.00 feet;

THENCE North 02°14°03” West a distance of 518.75 feet to said North lige;

THENCE North 87°45°57” Bust along said North line a dlstance of 963,91 feet to the POINT
OF BEGINNING.

Said described parcel contains 58.687 acres ().



PROPERTY DESCRIPTION
WINDSOR NORTHWEST METROPOLITAN DISTRICT NO. 3

A parcel of land being part of the Southeast Quarier (SE1/4) of Section Bighteen (18), -]
Township Sxx North (T.6N.), Range Sixty-seven West (R.67W.) of the Sixth Principal E
Meridian (6™ P.M.), Town of Windsor, Cotinty of Weld, State of Colorado and being more

particularly described as follows: o | 4
BEGINNING at the East Quarter Corner of said Section 18 and assuming the
East line of the Southéast Quarter (SE1/4) of said Section 18 as bearing

South 00°23°07 East a distance of 2643.96 feet wnh all other bearings contained herein
relative thereto:

THENCE South (0°23°07” East along said East line a distance of 1694.00 feet; _
THENCE South 89°36°53” West a distance of 760.57 feet; _ ' ]
THENCE Soiith 00°41°55” Bast a distance of 649.49 feet toa Potist of Curvature (PC);
THENCE along the Arc of a Curve which is concave to the Northwest a digtance of 24.44 :
feet, whose Radius is 15.00 feet, whose Delta is 93°22°04" and whose Long Chord bears .
South 45°59°07” West a distance of 21.83 feet to a Point of Compound Curvature (PCC); A
THENCE along the Arc of a Curve which is concave to the North a distance

of 120.97 feet, whose Radius is 275.00 feet, whose Delfa is 25°12°17” and whose Long
Chord beats North 74°43°43” West a distance of 120.00 feet to a Point of Tangency (PT); *
THENCE North 62°07°34” West a distance of 110.23 feet to a PC: .
THENCE along the Arc of a Curve which is concave to the South a distahce - - B
of 162.07 feet, whose Radius is 325.00 feet, whose Delta is 28°34'21" and whose Long '
Chord bears North 76°24°45” West a distance of 160.40 feet to a PT,

THENCE South 89°18°04” West & distance of 68.28 feet;

THENCE South 89°24°01” West a distarice of 60,00 feet;

THENCE South 89°16°57> West a distance of 518.05 feet; .
THENCE South 00°43°03" East a distance of 334.95 feet to the Northerly Right-Of-Way !
(ROW) line of State Highway #392 (SH#392); ' ' ‘
Thence along sald Northerly ROW line by the following Two (2) courses and distances:
THENCE South 89°18°05” West a distance of $32.55 feet to-a Point of Curvature (PC); |
THENCE along the Arg of a curve which is concave to the South 4 distance "
" of 155.70 feet, whose Radius is 11,520:00 feet, whose Delta is .
00°46°28”, and whose Long Chord bears:South 88°55705” West a distance of o :
155,70 feet to the West line of said SE1/4; ;
THENCE North 00°09°36” West along said West line a distance of 2555.38 feet to the
Center Quatter Cornier of said Section 18;-

'THENCE North 89°04°28” East along the North }me of said SE1/4 a distance of 2463.80 feet o
to the POINT OF BEGINNING. ) -
Said described parce! of land contains 122, 4’75 acres,

ek
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PROPERTY DESCRIPTION ‘
. WINDSOR NORTHWEST METROPOLITAN DISTRICT NO. 4

A parcel of land being part of the South Half (S1/2) of Section Seventeen (17), Township Six

. North (T.6N.), Range Sixty-seven West (R.67W.) of the Sixth Principal Meridian (6™ P.M.),

Town of Windsor, County of Weld, State of Colorado and-being more particularly described

“as follows;

BEGINNING at the Quarter Cotnier comnmon to Sections 17/18-T.6N.-R. 67W. and assuming
the North line of said S1/2 to bear North 87°45°57” Bast with-all other bearings contained
herein relative thereto:

THENCE North 87°45°57” East along said North line a d!stanoe 0f 3028.69 feet to a pomt on
the Northeasterly Right-Of-Way (ROW) line of the Buglington Northern Railroad (BNR).

" Said point being the TRUE POINT OF BEGINNING:

THENCE continuing North 87°45°57” Rast along said North linc a distance of 911, 76 to the
Center-Bast Sixteenth Corner of said Section 17;

THENCE South 00°13°50” Bast along the East line of the West Half of the Southeast
Quarter (W1/2 S8E1/4) of said Section 17 a distance of 766.82 feet to'a point on the centerline
of the Gréeley No, 2 Canal;

THENCE South 25"58’3‘7” West along said center line a distance of 12.52 feet to a point on

. a curve and being the Northeasterly ROW line of said BNR;
- THENCE along said Northeasterly ROW line by the following Two (2) courses and

distances: THENCE atong the Arc of a curve which is concave to the Northeast a distance of
454.85 feet, whose Radius is 11,409.16 feet, whose Delta is 02°17°03”, and whose Long
Chord bears North 51°2643” West a distance of 454.82 feet to the Point of Tangency (PT);
THENCE Notith 50°18°11” West a distance of 718.70 feet to the TRUB POINT OF
BEGINNING.

* Said degeribed parcel of land contains 8.275 Acres, more ot less (&),
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Stan Bexnstein and Associates, Inec,
Financial Plapners and Consultants
For Local Governments, Municipal Bond Underwriters, and Real Estate Develgpers
_ 8400 East Prentice Ave., Penthouse
Greenwood Village, Colorado 80111 _
Telephone: 303-409-7611  Fax: 303-409-7612  Email: stanplan@garthlink.net

| MEMORANDUM
FO:  Mr DansS. Palmer, Jr.
' Mr. George Sisneros
Mr. P, Jonathan Heroux
_ Mr. James P. Collins, Esq,
. FROM:  Stan Bernsteln
DATE: October 9,2002

SUBJECT: Draft 8 — Amended Financing Plan (J acoby Farm) for Windsor
Northwest Metro District No. 3

The accompanying amended Financing Plan (Bxlnblt Tand suppomng Schiedulss 1 and 2)
_ presents an amended Financing Plan (the “Finencing Plan”) for Windsor Northwest

Metropolitan District No. 3 (the “District”). The Financing Plan is based upon the

fo]lowmg land use plan for the Jacoby Farm subdivision as presented on Schedule 1 »page

2. _
o C e 156 single f&mlly homes with an assurmed aVerage cuxrent matket value of
$250 000, _
e ' ¢ 90 multi-family residential vmts with an assumed avetrage cuyrrent malket
' " value of $1 '?5 000

s 1,446 apartment residlenices with an assumed average current market value of
$100,000. .



‘Memorandum
October 9, 2002
Page ii

" Based upon (i) the District levying 30 mills on residential property and (}i) assumed
District water plant fees (i.e., tap fees or plant investment fees) estimated to average .
$4,575 per single family unit and non-residential EQR, and $2,000 for multi-family and

apartment units, it appears that incremental net property tax and water plant fee revenues -

generated from the Jacoby Farm subdivision could support approxiiately $5.8 million of

~ limited tax bonds (that will have to be authorized by 4 bond election scheduled for.
November). Average interesi rates of 5.5% for $2.0 miltion of bonds expected to be

" issued in 2003, and 7.50% Interest rates for $3.8 million of bonds expected to be issued in

2006-have been assumed. The foliowing paragraphis will help you to vnderstand the

Financing Plan.

Schedule 1 rq)resents (based on information received from the developers of Jacoby
Farm) the most current land use plan and buildout schedule, Based on the land-use plan
and phasing schedule, assessed valyation within the District’s boundaries could increase
fo approximately $18.2 million at full-buildout (please note that no inflation has been
included it the assessed yaluation forecasts) _

Exhib,it I presmts the Dlsttict’s revmues, administrative, landscape and water operat:mg
costs, debt service payments, and cumulative ending cash balances

even! ) '
The Distnct’s revenues include (i) property taxes generated from a 30 mill levy, (ii)

speclﬁc ownership tazes, (iil) water plant and itrigation system user faes, and (iv) interest

-earmngs on temporatily idle cash balances.

»  Property Taxes are based npon a 30 mill levy, and are forecast to increase from
approximately 812,000 during 2005 to-approximately $547,216 at full-buildout
assinning fo mﬂatmn and a continuation of the cutrent residential assessment rate of
9.15% of actual value.. It s assumed that any loss in assessed valuation cavsed by
reductions in the residential assessment rate as-a result of the Gallagher Amendment
will be: oﬁ‘set by inflatiofiary increases in home valués,

. m»iﬁ__o_w_ne;sh;p Taxes are calculated fo be 6% of proparty tax revenies and
reflect the Distriot’s relative percentage of automobile registrations colleoted by the
Conmty and reimbursed o the District (i.¢., the District will automatically receive
these revenies).

"



|

Memorandum
October 9, 2002
Page il

s Water Plant ¥ees include (i) $713,700 of water plant fees generated from 156 single
family homes expected to be constructed in Jacoby Fatm during 2004 through 2007
based upon a water plant fee rate of $4,575; (if) $180,000 of water plant fees
generated from 90 multi-family homes expected.to be constructed in Jacoby Farm
during 2004 through 2006 based upon a water plant fee-rate of $2,000; (iii) and
$2,892,000 of water plant fees generated from 1,446 apartment residences expected to
be constructed in Jacoby Farm dunng 2005 lhrough 2010 based upon a water plant .
fee rate of $2,000. ‘

Itis assumed that water p}ant fee revenues collected from Jacoby Farm related
development will be used to pay debt service on $5.8 million of limited tax bonds
related to Jacoby Rarm infrastructure advances made by the developer, and will
enable the developer to recoup approximately $1.874 million of Jacoby Farm related
infrastructure cost recovery contracts during 2004 through 2009,

*  Water User Fees are based upon each completed single and multi-family residence

gernierating $96 per year of revenus for the District (1t is assumed that each apartment
~unit will genexate $48 per year) once the Digtrict’s indgation system is completed. 1t
. is nssuimed that all water user fee revenues will be used to pay itrigation related water

operating expenses (i.e., for financial planning purposes it is assumed that no net
revemies are generated from water user fees because they will be needed to pay for
related water irrigation system operating costs). The Districtis in the process of
developing and equitable system of water itrigation user fee rates that will be lower
than water rates currently imposed by the Town of Windsor.

¢ Interest Income is calculatéd to be 2% of begihrﬁng cash balances.

- "The District’s expenditures consist of (i) a.dmixﬁstra!fon such as legal, accounting, audit,-

insurance, etc.; (il) water ircigation costs, (iii) an administrative and operating .

contingency allowance; (iv) & 2% County Treasurer property tax collection fee; (v) an

anniial landscaping a]lowancea (vi) cost recovery payments to the developer payable from

r{ater plant fee revenues; and {vii) debt service on hmited tax bonds purchaged by the
eveloper.

istrat] nditures for 2006 are assumed to be $15,000 and inorease 5%
annually. Fuﬂhermnre, beginning in 2006 I have inserted a line item referred o as
“administrative and operating contingency allowance” in amount of $10,000 which I
have shown to increase annually up to a maximun of $45,000.




Memorandum

October 9, 2002

Page iv

¢ Water Service Cosis are assumed 10 be offset by water user fee revenues beginning -
for 2005. Additional allowances, above the estimated revenues generated from
irrigation water user fee rates, for operation and maintenance of the District’s raw
water irdgation system have been agsumed.

The basxc concept is that the Dlstrict msues hmnted tax

‘bonds to the developer in exchange for the dolar amount of infrastructure (water,

sewer, roads, drainage, etc.) that the developer is paying for. There will also be
separate cost recovery agleements between the developer and the District in addition
to the bond issues, .

Itis assumed that $2,000, 000 of Jacoby Farm related llmited tax bonds will be issued
to the developer on Deceniber 1, 2003 at an agsumed rate of 5.50%, and an additional
$3,800,000 of Jacoby Farm refated limited tax bonds will be issued to the developer
on December 1, 2006 at an assumed rate of 7.5%. It is assumed that both of these
bond issues wﬂl be amortized over aperiod not to exceed thirty-years with pﬂncipai
being paid as the District’s finances permit. It is possible that the derveloper owned
bonds could be refunded from limited tax bonds sold by the District in the public
market, although the Financing Plan does not show these potential refunding bond
transacﬁons

Beginning in 2006 a landscaping allowance in amount of $5,000, increasing to

~ $25,000 by 2010, has been assumed.

"This Fi nanc‘:'ing Plan is based upon key assumptions regarding land use plans and
values, and buildout rates that were provided by the developers of Jacoby Farm.
These key assumptions were not independently evaluated by Stan Bernstein and
Associates, Inc., and, consequently, Stan Bemstein and Associates, Inc, doeés not
vouch for theix acluevabahty or forthe achievability of the results presented on
Bxhibit I and on Schedules 1 and 2. Purthermore, because of the inherent nature of

. “futiire events, actual results are likely to vary from the results forecast on Exhibit I,

and such variation could be matexial,
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