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INDEPENDENCE OVERLAY METROPOLITAN DISTRICT  

 
SERVICE PLAN 

 
I. INTRODUCTION 

 The District shall be named the Independence Overlay Metropolitan District (the 

"District" or the “Overlay District”).  This Service Plan (the “Service Plan”) is being submitted 

by Craft Bandera Acquisition Company, LLC, a Colorado limited liability company (the 

“Developer”) pursuant to the requirements of the Special District Control Act, C.R.S. §§ 32-1-

201, et seq., as amended, (the “Act”), as well as those Special District Service Plan Regulations 

adopted by the Elbert County (the “County”) Board of County Commissioners, as amended and 

as applicable to the Service Plan. The purpose of the District is to own, operate and maintain 

certain public park, recreation, storm drainage, open space and landscaping improvements (the 

“Improvements”), and to provide covenant design control, review and enforcement services 

(collectively and as more further described in Section IV.a, infra, the “Services”) for the use and 

benefit of the property owners, residents and taxpayers and system users of the entire 

Independence Development (the “Development”). The District shall have all of the powers of a 

metropolitan district set forth in §§ 32-1-1001 and -1004, C.R.S., as amended, except that the 

District shall not provide emergency medical or fire protection services or facilities.  

 This Service Plan (the "Service Plan" or "Plan") has been prepared by the Developer and 

the following participating consultants: 

Developer 
Craft Bandera Acquisition Company, LLC 
Attn:  Tim Craft 
1787 S. Broadway, Ste. 200 
Denver CO 80210 

District Counsel 
Miller & Associates Law Offices, LLC 
Attn:  Dianne D. Miller, Esq. 
1641 California St., Ste. 300 
Denver, Colorado 80202 
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Phone:  303-601-8315 
Email:  indycommunity.ec@gmail.com  
 

Phone:  303-285-5320 
Email:  dmiller@ddmalaw.com 
 

 
Financial Advisor 
George K. Baum & Company 
Attn:  Alan Matlosz 
1400 Wewatta St, Suite 800 
Denver CO 80202 
Phone:  303-391-5501 
Fax:  303-391-5601 
Email:  matlosz@gkbaum.com 

 
Engineer 
CORE Consultants, Inc. 
Attn:  Blake Calvert 
1950 West Littleton Boulevard, Suite 109 
Littleton, CO 80120 
Phone: 303-703-4444 
Email: calvert@corecivil.com  
 

 

II. PURPOSE OF THE PROPOSED DISTRICT 

 The District is a quasi-municipal corporation and political subdivision of the State of 

Colorado that is being formed in conjunction with five (5) other districts, Independence 

Metropolitan District No. 1 (“District 1”), Independence Metropolitan District No. 2 (“District 2”), 

Independence Metropolitan District No. 3 (“District 3”), Independence Metropolitan District No. 4 

(“District 4”), and Independence Water & Sanitation District (“Water District”).  Collectively, 

District 1, District 2, District 3 and District 4 shall be referred to herein as the “Infrastructure 

Districts,” and collectively, the Overlay District, the Infrastructure Districts, and the Water District 

shall be referred to herein as the “Districts.” It is expected that the Infrastructure Districts will 

finance the acquisition, construction and installation of public improvements, including streets, 

safety protection, storm drainage, sewer and sanitation, water and park and recreation facilities 

throughout the Development, for the use and benefit of all of their respective residents, taxpayers 

and system users. In the event that one or more of the Infrastructure Districts dissolve in accordance 

with applicable Colorado law, the District may be authorized to own, operate and maintain any 

storm drainage facilities that were owned, maintained and operated by such dissolved Infrastructure 

Districts. It is further expected that water and sanitation services and facilities for the Development 

mailto:indycommunity.ec@gmail.com
mailto:dmiller@ddmalaw.com
mailto:dialing@gkbaum.com
mailto:calvert@corecivil.com
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will ultimately be provided by the Water District to the extent that they are not otherwise provided 

by one or more of the Infrastructure Districts. Certain Services may be delegated to Elbert County 

(the “County”), the Elizabeth Park and Recreation District (the “Park District”), one or more of 

the Infrastructure Districts, or to such other governmental, quasi-governmental or private entities 

as may be appropriate, and subject to their acceptance of such delegation.  

 The boundaries of the Development are contained within the boundaries of the Park 

District, and the Park District has consented to the formation of the District and the provision of 

overlapping park- and recreation-related services and facilities pursuant to C.R.S. § 32-1-107(3), 

as amended; it is anticipated that the District will operate and maintain all park and recreation-

related Improvements located within the Development, subject to a separate intergovernmental 

agreement with the Park District.  Services not otherwise delegated to other governmental, quasi-

governmental or private entities shall remain the obligation of the District. 

 The District shall have no debt authorization to issue bonds or finance the construction of 

Improvements or provision of any Services within or without its boundaries.  The primary source 

of District revenue shall be from the imposition of an operation and maintenance mill levy upon 

all taxable real and personal property contained within its boundaries to offset the costs of 

providing the Services. The District shall also have the authorization to impose user fees, rates, 

tolls, charges and penalties in accordance with C.R.S. §§ 32-1-1001(j) and (k), as amended, to 

help offset the costs associated its operation, maintenance and administrative costs and expenses. 

 The District will have an ongoing obligation to work closely and cooperate with the 

County to serve and promote the health, safety, prosperity, security and general welfare of its 

inhabitants, as well as the general public. The District will have an ongoing obligation to provide 

the Services for the Development.   
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III. BOUNDARIES, POPULATION & VALUATION  

The initial boundaries of the District are located entirely within the County and comprise 

approximately three and one-half (3.5) acres, more or less (the “Initial Boundaries”).  A vicinity 

map is included hereto as Exhibit A, a legal description of the initial boundaries, and expected 

property that may be included into the boundaries of the District is included in Exhibit B, and a 

detailed boundary map of the initial boundaries of the District is attached hereto as Exhibit C.  

The Initial Boundaries of the District overlap with the initial boundaries of the other Districts due 

to the lengthy phasing of construction required and anticipated for the Development; it is 

anticipated that as property located within the Development is phased for development, the 

District will include such property into its boundaries in accordance with applicable law to 

provide the Services for that completed portion of the Development. It is expected that the 

District will eventually encompass the entirety of the Development within its boundaries, so the 

District may include and exclude property pursuant to C.R.S. §§ 32-1-401, et seq., as amended 

and 32-1-501, et seq., as amended, respectively, subject to the limitations contained herein. The 

District may include additional property into its boundaries in one or more phases, which 

property is more particularly described in the legal description attached as Exhibit B (the 

“Inclusion Property”), and which is shown on Exhibit A.  The District shall not include or 

exclude any property not otherwise described as being within the Initial Boundaries or the 

Inclusion Property without the prior written consent of the Board of County Commissioners 

following a public hearing before the Board of County Commissioners, although the granting of 

such consent shall not be considered to be a material modification of this Service Plan pursuant 

to C.R.S. § 32-1-207, as amended. It is expected that eventually the entirety of the Inclusion 

Property (and, therefore, the entirety of the Development) will be included into the boundaries of 
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the District. Bluegreen Investments, LLC, a Colorado limited liability company, is the owner of 

all the property to be included into the District under the Service Plan and has consented to the 

formation of the District, which consent is attached hereto as Exhibit D. The present valuation of 

the District for purposes of this Service Plan is approximately Twelve Thousand, Eight Hundred 

Dollars ($12,800.00). 

The property within the District is being developed for the anticipated construction of 

approximately nine hundred and twenty (920) single-family residential units by the Developer.  

The current population of the District for purposes of this Service Plan is zero (0).  The daytime 

population of the District at full build-out is estimated to be two thousand, three hundred and 

thirty-seven (2,337) people, subject to development approval by the County.  It is acknowledged 

that County development standards and requirements may affect the foregoing numbers of 

anticipated development and population.  The estimated assessed valuation at full build-out is 

Forty-Four Million, Forty-Two Thousand, Two Hundred and Forty-Two Dollars ($44,042,242) 

(Collection year 2028). 

 

IV. DESCRIPTION OF PROPOSED SERVICES AND FACILITIES 

 a. Types of Services and Facilities. 

 The District shall be authorized to provide those Services that it is permitted to provide 

and maintain under applicable law.  Such Services may include, without limitation, the continued 

and ongoing maintenance, repair, replacement and operation of the Development’s park and 

recreation facilities, storm drainage, open space, and public landscaping, the provision of 

covenant design, review and control enforcement services, and all necessary, incidental and 

appurtenant services, facilities and improvements thereto, together with any extensions of and 
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improvements to said services, facilities and improvements. Notwithstanding the foregoing, 

although the District shall have all of the powers and authority granted to it as a metropolitan 

district pursuant to C.R.S. §§ 32-1-1001 and 32-1-1004, as amended, however, it is not 

anticipated that the District will exercise any metropolitan district powers related to street, safety 

protection, solid waste disposal, television relay and translation, fire protection, water or sanitary 

sewer improvements, services or facilities that are enumerated in C.R.S. §§ 32-1-101, et seq., as 

amended, except as may be incidentally necessary or ancillary to the exercise of the District’s 

limited powers and authority in providing the Services without amending this Service Plan. Further, 

the District shall not export water outside of the County, with the exception for provisions of any 

emergency services. The District shall have no debt authorization with which to finance the 

provision of the Services.    

b. Estimated Costs of Improvements. 

The District’s primary purpose is to provide the Services, and it is not anticipated to 

design, construct or install any of the Improvements; therefore, the estimated cost of construction 

of any Improvements for the District shall be Zero Dollars ($0.00).  While it is not expected that 

the District will construct any new Improvements, it is expected that the District will be 

specifically responsible for funding the provision of the Services once such Improvements have 

been constructed, installed, acquired and accepted by the District. As the District is not 

anticipated to construct any new Improvements, the provisions of C.R.S. §§ 32-1-202(2)(c) and 

(e), as amended, are generally inapplicable and an exhibit showing the estimated cost of the 

Improvements has not been provided. All Services provided by the District shall be compatible 

with the facility and service standards of the County, the State of Colorado, and any other 

applicable entity with appropriate jurisdiction. The District shall have no debt authorization to 
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issue any bonds or other financial obligations to finance the provision of any Services; such tasks 

shall be undertaken by other appropriate governmental or private entities. A preliminary map 

showing the anticipated location of the Improvements that are to be installed for the 

Development and maintained by the District is attached hereto and incorporated herein as 

Exhibit E; this map is preliminary in nature and is subject to final phasing and design 

construction approval by the County. 

 c. Description of Existing Conditions. 

 The area is predominantly undeveloped at this time. 

 d. Public Improvement Schedule. 

 Construction of the public improvements will commence in coordination with 

commencement of development of the Development, as may be subject to change as 

circumstances require. 

 d. County Construction Standards. 

 The District will confirm that any proposed public improvements are designed and 

constructed in accordance with the standards and specifications of the County and other 

governmental entities having jurisdiction prior to the District accepting such public 

improvements.   

 e. Ownership and Use of Improvements. 

 The District shall own or acquire the necessary contract or property interests to allow it to 

serve the users of the Improvements and provide the anticipated Services.  All open space and 

park and recreation improvements shall be open for use by the general public. 
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V. FINANCIAL INFORMATION 

a. Financing Plan  

The proposed 2019-2052 cash flow estimates for the District, which is presented as the 

Financing Plan, and which is attached as Exhibit F, includes estimated administrative costs, 

operation and maintenance costs and other major expenses, as well as estimated revenue, related 

to the operation of the District.  The District shall not issue debt without first amending this 

Service Plan pursuant to C.R.S. § 32-1-207(2), as amended.  As the District will have no 

authorization to issue debt without first amending this Service Plan, typical financing plan 

provisions will not apply; consequently, there is no discussion in this Service Plan of types, 

manner and terms of bonds or other debt obligations which the District may issue or any 

restrictions or conditions placed upon the District’s debt service mill levy.  The Financing Plan 

anticipates the means of funding the operation and maintenance Services to be provided for by 

the District.  The Financing Plan is preliminary in nature; the actual 2019-2052 cash flow 

estimates for the District may differ from what is proposed in Exhibit F depending upon actual 

circumstances and approval by the District Board of Directors (the “Board”). It is anticipated that 

a mill levy of Fifteen (15.000) mills will be imposed beginning in 2018 for collection in 2019 

and in subsequent years upon all taxable real and personal property located within the boundaries 

of the District (the “Operations Mill Levy”) and thereafter, in conjunction with the imposition of 

fees, rates, tolls and charges, is estimated to be sufficient to maintain and provide the Services 

and Improvements.  The Financing Plan demonstrates that, at various projected levels of 

development, the District has the ability to finance the Services identified herein.  The District 

also anticipates imposing an operations fee of Twenty-Five Dollars ($25.00) per month, in 

accordance with C.R.S. §§ 32-1-1001(1)(j) and (k), as amended, upon any builder-owned lots to 
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help supplement the District’s expected revenues during the early growth phases of the 

Development, although such operations fee may be subject to change as actual circumstances 

require. 

b. Bond Issuance and Debt Authorization    

The District shall have no authorization pursuant to the terms of this Service Plan to issue 

bonds or other any other form of debt without first amending this Service Plan pursuant to C.R.S. 

§ 32-1-207(2), as amended.  Rather, the District’s only financing powers will be to impose an 

operational mill levy upon all taxable real and personal property located within its boundaries, as 

well as to charge those reasonable fees, rates, tolls and charges related to the provision of the 

Services.  All financial obligations of the District are subject to the Operations Mill Levy Cap 

and other limitations, as set forth below in Section V.c, below.  Although the District is not 

authorized to issue revenue or general obligation bonds or any other form of debt, other financial 

obligations necessary for the purchase or lease of equipment and supplies are explicitly 

authorized herein. The District is also authorized by statute and by this Service Plan to enter into 

contracts and agreements for the Services to be provided by it.  

c. Operations Mill Levy Cap 

The “Operations Mill Levy Cap” shall mean an ad valorem mill levy (a mill being equal 

to 1/10 of 1¢) imposed upon all taxable property in the District each year to pay a portion or all 

of the District’s administration, warranty, maintenance and other operating expenses. Upon 

organization, the District’s Operations Mill Levy Cap shall be Fifteen (15.000) mills.  In the 

event a constitutional or statutory change in the method of calculating assessed valuation is 

implemented after the date this Service Plan is approved, the Operations Mill Levy may be 

increased or decreased, as determined by the Board of Directors of the District, to reflect such 



 

 13 

change (as adjusted, a “Gallagher Adjustment”).  Such Gallagher Adjustment shall be made in good 

faith, shall be binding and final in the absence of manifest error, and shall be made so that, to the 

extent possible, the actual tax revenues generated by the Operations Mill Levy, as adjusted, are 

neither diminished nor enhanced as a result of such changes.  For the purposes of making an 

adjustment in the assessed valuation, a change in the ratio of actual valuation to assessed valuation 

shall be deemed to be a change in the method of calculating assessed valuation; and the year 2016 

shall be the base year (as of December 31, 2016) for the ratio for assessment of valuation.   

d. Revenue Sources 

It is anticipated that the primary source of revenue for the District will be through the 

imposition and collection of an Operations Mill Levy upon all taxable real and personal property 

located within the District’s boundaries in an amount not-to-exceed the Operations Mill Levy 

Cap, subject to any Gallagher Adjustments. The District will also be authorized to establish a 

system of fees, rates, tolls and charges, in accordance with C.R.S. §§ 32-1-101, et seq., as 

amended, to generate revenue for operations and maintenance obligations. Without limitation, 

the District also anticipates imposing an operations fee of Twenty-Five Dollars ($25.00) per 

month, in accordance with C.R.S. §§ 32-1-1001(1)(j) and (k), as amended, upon any builder-

owned lots to help supplement the District’s expected revenues during the early growth phases of 

the Development. Other sources of revenue to the District may include, without limitation, 

contributions, advances from the Developer or others, interest income and specific ownership tax 

revenue. The District may impose varying levels of fees, rates, tolls and charges upon property 

contained within its boundaries or users for Services rendered, in accordance with C.R.S. §§ 32-

1-101, et seq., as amended, in recognition that there may be a differentiation of levels of usage 

among the users and taxpayers of the District, and among those members of the general public 
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who will not reside within the Development, of the provided Services.  The District may adjust 

fees, rates, tolls and charges as necessary; the intent of the District is to net the cost of providing 

any Services for which it is responsible to the greatest extent possible.  

 Variations in assessed valuation projections or other external factors may affect the 

Operations Mill Levy and the existence or amount of fees, rates, tolls and charges from that 

which may be set forth in the Financing Plan.  No funds or assets of the County will be pledged 

as security for the repayment of any obligations of the District.  The District will not pledge as 

security for the repayment of any obligation any funds or assets to be transferred to the County. 

 e. Services of District/Operations, Maintenance and Administrative Costs. 

 The District will require sufficient operating funds to provide the Services in accordance 

with standards established by the State of Colorado.  In addition, initial organizing costs of the 

District, including, legal, engineering and accounting costs and other administrative 

requirements.  The annual operating budget is estimated to include expenditures of 

approximately Six Hundred and Eighty-Nine Thousand, Seven Hundred and Sixty-Eight Dollars 

($689,768) at such time when the Development is fully built out and developed. 

 The District will require sufficient operating funds to operate and maintain any 

Improvements not maintained or operated by other entities. An estimate of the District’s annual 

operating expenses is included in the Financing Plan attached as Exhibit F. The District will incur 

costs for administrative functions, including legal, engineering, accounting and compliance. It is 

estimated that, among other costs, the District will incur the following organizational and 

operational costs as a part of each of the Districts’ respective financing plans: 1. $2,000,000 in 

engineering services; 2. $500,000 in legal services; and 3. $500,000 for administrative services; 
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the actual costs described herein are merely estimates, and may be subject to change as actual 

circumstances require. 

 An operational mill levy of fifteen mills (15.000) mills is estimated to be sufficient to 

operate and maintain the District, subject to Gallagher Adjustment. As the District is not 

authorized to incur any debt, the District will not be authorized to impose a debt service mill levy 

unless an amendment to this Service Plan is obtained pursuant to C.R.S. § 32-1-207, as amended. 

f. Quinquennial Review 

Pursuant to C.R.S. § 32-1-1101.5, as amended, the District shall, upon request by the 

County, submit an application for a quinquennial finding of reasonable diligence in every fifth 

(5th) calendar year after the calendar year in which the District’s ballot issue to incur general 

obligation indebtedness is approved by its electorate.  Upon such application, the County Board 

of County Commissioners may accept such application or hold a public hearing thereon and take 

such actions as are permitted by law. The County shall have all powers concerning the 

quinquennial review as provided by applicable Colorado statutes in effect from time to time. For 

the purposes of this Service Plan, it is understood that the District shall not have any 

authorization to incur general obligation indebtedness proposed to its electorate. 

g. Financing Plan Conclusions and Emergency Clause 

This Article V described the nature, basis, method of funding, debt and mill levy 

limitations, and other financial requirements and restrictions for the District’s Services.  Together 

with the Financing Plan attached hereto as Exhibit F and further described below, this Article V 

constitutes the financial plan for the District as required by C.R.S. § 32-1-202(2)(b), as amended.  

The Financing Plan includes estimated operations and administration costs (including estimated 

costs of warranty maintenance) and other major expenses related to the organization and 
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operation of the District. The Financing Plan does not project any issuance of the debt of any 

kind by the District.  The Financing Plan demonstrates that, at the projected level of 

development, and with the projected support of the Developer, the District has the ability to 

finance the Services identified herein. 

In the event that development activity occurs at a rate such that the mill levy from 

property values become insufficient to fund the District’s Services within the mill levy cap and 

revenues from fees becomes an unreasonable burden to property owners, this Service Plan allows 

for enough financial and development flexibility to allow for slower-than-expected phasing 

within the Development. 

 

VI. ANNUAL REPORT 

 The District will submit an annual report to the County within one hundred twenty (180) 

days from the conclusion of the District's fiscal year (December 31). The annual report shall 

include the following information:  

a. Description of the services currently provided by the District;  

b. Financial status of the District, including revenues collected, itemized expenditures and 

budget plan, and major changes in the financial state of the District;  

c. Description of the current mill levy of the District, if applicable, and how the District’s 

mill levy compares to the total property taxes;  

d. Names of the Board members of the District;  

e. Times and places for regularly scheduled meetings of the District;  

f. Contact information for the District’s principal business office;  

g. Location where public notices of the District are posted;  
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h. Results of the elections of the prior year;  

i. Schedule of upcoming elections and election details;  

j. Board members whose terms are expiring, and personnel changes;  

k. Website address where District election results are posted, if applicable;  

l. Procedure and filing schedule for nominations for Board positions;  

m. Any District boundary changes accomplished or contemplated;  

n. Any significant policy changes accomplished or contemplated;  

o. Any intergovernmental agreements accomplished or contemplated;  

p. Status of compliance with applicable laws and regulations;  

q. Address of any website of the District, if applicable; and  

r. Any other events that significantly affect the District’s operations. 

  

VII. DISSOLUTION AND CONSOLIDATION 

 The District shall file a petition in the District Court for dissolution when there are no 

financial obligations or outstanding revenue bonds, or any such financial obligations or 

outstanding revenue bonds are adequately secured by escrow funds or securities meeting the 

investment requirements in part 6 of article 75 of title 24, C.R.S., and upon an independent 

determination by the Board and the Board of County Commissioners that other governmental 

entities are willing and able to acquire the District's facilities and to provide ongoing 

maintenance and service to service users of the District's systems.  In the event that the District 

fails to provide the Services as described herein or if development activity detailed in this 

Service Plan ceases, the County may request an update of the District’s financials to account for 

the failure to comply with the terms of the Service Plan, and the County may require the District 
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to justify any non-compliance with the Service Plan. Where appropriate, County action to require 

the dissolution of the District shall be held after a full and fair opportunity for the District to 

appear and be heard before the County Board of County Commissioners. Dissolution of the 

District is subject to approval of a plan of dissolution meeting the requirements of part 7 of 

article 1 of title 32, C.R.S., by the District Court. 

The District may consolidate with one or more of the Infrastructure Districts in 

accordance with C.R.S. §§ 32-1-601, et seq., as amended., if the Board of Directors of the 

District determines that operational and maintenance savings and efficiencies for the provision of 

the Services may be available through such consolidation. 

 

VIII. MODIFICATION OF SERVICE PLAN 

 The District will obtain the approval of the Board of County Commissioners before 

making any material modifications to this Service Plan.  Material modifications include 

modifications of a basic or essential nature including additions to the types of services provided 

by the District, change in dissolution date or change in revenue sources.  This is not an exclusive 

list of all actions that may be identified as a material modification.  County approval is not 

required for modifications to this Service Plan necessary for the execution of financing or 

construction of public improvements already outlined in this Service Plan. 
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IX. RESOLUTION OF APPROVAL 

 The District incorporates the Board of County Commissioners' Resolution approving this 

Service Plan, including any conditions of approval, into this Service Plan to be presented to the 

District Court as Exhibit G. 

 

X. INTERGOVERNMENTAL AGREEMENTS 

 No intergovernmental agreements are proposed at this time; however, the District 

anticipates that intergovernmental agreements may be required in the future, particularly with 

one or more of the Infrastructure Districts and/or the Park District.  The District shall provide the 

Elbert County Board of County Commissioners with notice of all intergovernmental agreements 

entered into by and between the District and other municipalities, or special districts. 

 

XI. INITIAL BOARD OF DIRECTORS 

 The Organizers anticipate that the following qualified electors of the District will be 

nominated to serve as the initial Board of Directors: 

 
Tim Craft 

 
Randy Roberts 

 
Jeff Keeley 
 

 
Charles Foster 

Eric Simpson 
 
 

 

XII. CONCLUSION 

 This Service Plan demonstrates that: 

1.         There is sufficient existing and projected need for organized service in the 
area to be served by the District; 
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At build-out, the Project will consist of approximately 9 2 0  residential units 
with a projected population of 2 , 3 3 7  persons (assuming 920 units and 2.54 person-
equivalents per unit). There  are  currently  no other  entities in  existence  in the  County 
that  have  the  ability  to undertake the ongoing operation and maintenance of the 
improvements designated  herein that are needed for the Project.  De ve lop er  a l s o  
unders tands  that the County does not consider it feasible or practicable to provide the 
necessary services and facilities for the Development. 

 
2.        The existing service in the area to be served by the District is inadequate for 

present and projected needs; 
 
There are currently no other entities in existence in the County that have the ability 

or willingness to undertake the ongoing operation and/or maintenance of the capital 
improvements contemplated and necessary to serve the Development.  The District also 
understands that the County does not consider it feasible or practicable to provide the 
necessary services and facilities for the Project.   The District is willing to assume 
responsibility for the improvements and services designated herein. 

 
3.         The District is capable of providing economical and sufficient service to 

the area within its boundaries; 
 
As shown in the Financing Plan the District can support the services 

contemplated herein for the Project.  As is also demonstrated herein, the District can 
provide these services economically under a single administrative and maintenance 
umbrella. 

 
4.         The  area  to  be  included  in  the  District  has,  or  will  have,  the 

financial ability to discharge the indebtedness on a reasonable basis; 
 

The District shall not have the authority to issue any indebtedness. Therefore, 
this condition is inapplicable to the District. 

 
5.         Adequate  service  is  not,  or  will  not  be,  available  to  the  area through  

the  County  or  other  existing  municipal  or  quasi-municipal  corporations, including 
existing special districts, within a reasonable time and on a comparable basis; 

 
The County does not intend to provide improvements or Services for the 

Development.    No other existing municipal or quasi-municipal corporations, including 
existing special districts such as the Elizabeth Park and Recreation District, intend to 
provide adequate service to the Development within a reasonable time or on a comparable 
basis.   The scope of the S e r v i c e s  contemplated herein together with the long-term 
maintenance needs associated therewith makes the District the only logical provider of 
such Services. 
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6.         The facility and service standards of the District are compatible with the 
facility and service standards of each county within which the District is to be located and each 
municipality which is an interested party under C.R.S. § 32-1-204(1), as amended; 

 
Based on the types of improvements proposed, the District’s facility and 

service standards either meet or exceed the County's. There are no municipalities that 
constitute interested parties under Section 32-1-204(1), C.R.S. The District has or shall 
obtain the prior written consent of the Elizabeth Park and Recreation District to provide any 
overlapping services or facilities within its boundaries, to the extent that the District’s 
physical and service area boundaries overlap with the Elizabeth Park and Recreation 
District.  The Service Plan complies with the statutory criteria. 

 
7.         The proposal is in substantial compliance with the Elbert County 

Comprehensive Master Plan, as amended, adopted pursuant to C.R.S. § 30-28-106, as 
amended; 

 
Based on the types of improvements proposed, the District’s facility and 

service standards either meet or exceed the County's facility and service standards.  There 
are no municipalities that constitute interested parties under Section 32-1-204(1), C.R.S. 
The Service Plan complies with the statutory criteria. 

 
8.         The proposal is in compliance with any duly adopted county, regional, 

or state long-range water quality management plan for the area; and 
 
The District shall not provide for the construction or installation or any water 

facilities or improvements, and shall not provide any ongoing sanitary sewer or water 
facilities or services. Regardless, all sanitary sewer and water facilities and services will be 
constructed, operated and maintained in accordance with all County, local, State and 
Federal water quality rules, regulations and/or laws.  The Developer is not aware of any 
conflict with this statute provision under any duly adopted County, local, State or Federal 
long-range water quality management plan for the area. 

 
 9. The creation of the District is in the best interests of the area proposed to 

be served. 
 
The District is initially planned to be coextensive with the planned community 

known as Independence and will be organized to assist in the funding, integration and 
coordination of public facilities and services within and without its boundaries.  The creation 
of the District will thus be in the best interests of the existing and future service users of the 
District, as well as those of the Water District and the Infrastructure Districts. 
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EXHIBIT A 
 

Vicinity Maps 
 

 
 



 

  

 
  



 

  

EXHIBIT B 
 

Legal Description and Boundary Map 
Initial Boundaries  

 
A parcel of land in the SW1/4SW1/4 of Section 14 and the SE1/4SE1/4 of Section 15, in 
Township 7 South, Range 65 West of the 6th P.M., County of Elbert, State of Colorado, 
described as: 
 
Beginning at the Southwest corner of Section 14, being also the Southeast corner of said Section 
15; 
Thence West 230 feet along the South line of Section 15; 
Thence North parallel to the East line of Section 15, for 284 feet; 
Thence East parallel to the South line of Section 15, for 230 feet; 
Thence North along the West line of Section 14 for 151.5 feet; 
Thence East parallel to the South line of Section 14 for 200 feet; 
Thence South parallel to the West line of Section 14 for 435.5 feet; 
Thence West along the South line of Section 14 for 200 feet to the point of beginning. 
 
AND 
 
Upon the Recordation of Independence Subdivision Filing No. 1 with the Elbert County Clerk 
and Recorder: 
 

Tracts D and E, Independence Subdivision Filing No. 1, County of Elbert, State of Colorado. 
 
 

  



 

  

Inclusion Property Legal Description 
 

Parcel A: 
 
All of Section 15, West 1/2 of Section 14, and SW1/4SE1/4 of Section 14, all in Township 7 
South, Range 65 West of the 6th Principal Meridian, County of Elbert, State of Colorado, except 
a parcel of land in the SW1/4SW1/4 of Section 14 and the SE1/4SE1/4 of Section 15, in 
Township 7 South, Range 65 West of the 6th P.M., described as: 
 
Beginning at the Southwest corner of Section 14, being also the Southeast corner of said Section 
15; 
Thence West 230 feet along the South line of Section 15; 
Thence North parallel to the East line of Section 15, for 284 feet; 
Thence East parallel to the South line of Section 15, for 230 feet; 
Thence North along the West line of Section 14 for 151.5 feet; 
Thence East parallel to the South line of Section 14 for 200 feet; 
Thence South parallel to the West line of Section 14 for 435.5 feet; 
Thence West along the South line of Section 14 for 200 feet to the point of beginning. 
 
Parcel B: 
 
A parcel of land in the SW1/4SW1/4 of Section 14 and the SE1/4SE1/4 of Section 15, in 
Township 7 South, Range 65 West of the 6th P.M., County of Elbert, State of Colorado, 
described as: 
 
Beginning at the Southwest corner of Section 14, being also the Southeast corner of said Section 
15; 
Thence West 230 feet along the South line of Section 15; 
Thence North parallel to the East line of Section 15, for 284 feet; 
Thence East parallel to the South line of Section 15, for 230 feet; 
Thence North along the West line of Section 14 for 151.5 feet; 
Thence East parallel to the South line of Section 14 for 200 feet; 
Thence South parallel to the West line of Section 14 for 435.5 feet; 
Thence West along the South line of Section 14 for 200 feet to the point of beginning. 
 
EXCEPTING THEREFROM THE FOLLOWING INITIAL BOUNDARIES OF THE 
INDEPENDENCE METROPOLITAN DISTRICT NOS. 1-4, THE INDEPENDENCE 
WATER & SANITATION DISTRICT AND THE INDEPENDENCE OVERLAY 
DISTRICT: 
 
A parcel of land in the SW1/4SW1/4 of Section 14 and the SE1/4SE1/4 of Section 15, in 
Township 7 South, Range 65 West of the 6th P.M., County of Elbert, State of Colorado, 
described as: 
 
Beginning at the Southwest corner of Section 14, being also the Southeast corner of said Section 
15; 



 

  

Thence West 230 feet along the South line of Section 15; 
Thence North parallel to the East line of Section 15, for 284 feet; 
Thence East parallel to the South line of Section 15, for 230 feet; 
Thence North along the West line of Section 14 for 151.5 feet; 
Thence East parallel to the South line of Section 14 for 200 feet; 
Thence South parallel to the West line of Section 14 for 435.5 feet; 
Thence West along the South line of Section 14 for 200 feet to the point of beginning. 
 
AND 
 
Upon the Recordation of Independence Subdivision Filing No. 1 with the Elbert County Clerk 
and Recorder: 
 

Tracts D and E, Independence Subdivision Filing No. 1, County of Elbert, State of Colorado.



 

  

EXHIBIT C 
 

Boundary Map 
 

 



 

  

EXHIBIT D 
 

Property Owner’s Consent 



 

  

 
  



 

  

 
EXHIBIT E 

 
Preliminary Location of Open Space Public Improvements 

 

 
  



 

  

 
EXHIBIT F 

 
Financing Plan 

 



 

  



 

  



 

  

 



 

  

 
  



 

  

EXHIBIT G 
 

Board of County Commissioners’ Resolution of Approval 
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