
 

 

      March 1, 2023 

 

 

Moses Garcia, Esq. 

City of Loveland 

500 East 3rd Street, Suite 330 

Loveland, Colorado 80537 

(Via Email: 

Stephanie.Cardew@cityofloveland.org) 

 

Office of the State Auditor 

1525 Sherman Street, 7th Floor 

Denver, Colorado 80203 

(Via E-Portal) 

 

 

Division of Local Government 

1313 Sherman Street 

Room 521 

Denver, Colorado 80203 

(Via E-Portal) 

Larimer County Clerk and Recorder  

Larimer County Colorado 

P.O. Box 1280 

Fort Collins, Colorado 80522 

(Via Email: recording@larimer.org) 

 

 

            Re: Annual Report for Kinston Metropolitan District Nos. 1 – 10 

 

To Whom It May Concern: 

 

Pursuant to Section 32-1-207(3) C.R.S., enclosed please find the 2022 Annual Report for 

Kinston Metropolitan District Nos. 1 – 10.   

 

Please contact our office with any questions regarding the Annual Report. 

 

 

Sincerely, 

 

         
 



 KINSTON METROPOLITAN DISTRICTS NOS. 1 – 10 

 

 2022 ANNUAL REPORT  

 TO  

 THE CITY OF LOVELAND 

 

 Pursuant to the Consolidated Service Plan (“Service Plan”) for Kinston Metropolitan 

Districts Nos. 1 – 10 (individually, “District No. 1,” “District No. 2,” “District No. 3,” “District 

No. 4,” “District No. 5,” “District No. 6,” “District No. 7,” “District No. 8,” “District No. 9,” and 

“District No. 10;” collectively, the “Districts”), the Districts are required to provide an annual 

report to the City of Loveland (the “City”) with regard to the following matters that occurred 

during calendar year 2022: 

 

A. Boundary changes made or proposed; 

B. Copies of all intergovernmental agreements entered into or proposed to be entered into, 

including amendments; 

C. Changes or proposed changes in the Districts’ policies; 

D. Changes or proposed changes in the Districts’ operations;   

E. Any changes in the financial status of the Districts, including revenue projections or 

operating costs; 

F. A summary of any litigation involving the Districts; 

G. Proposed plans for the year immediately following the year summarized in the annual 

report; 

H. Construction contracts entered into; 

I. Status of the Districts’ public improvement construction schedule; 

J. A list of all public improvements constructed by the Districts that have been dedicated to 

and accepted by the City; and 

K. Summary of financial information. 

 

In addition, pursuant to Section 32-1-207(3)(c), C.R.S., the Districts are required to submit an 

annual report for the preceding calendar year commencing in 2023 for the 2022 calendar year to 

the City, the Division of Local Government, the state auditor, and the Larimer County Clerk and 

Recorder. 

 

For the year ending December 31, 2022, the Districts make the following report: 

  

 A. Boundary changes made or proposed. 

  

1. Inclusions. The boundaries for District Nos. 2, 3, and 4 were changed in 2022 upon 

the issuance of the following Orders for Inclusion by the District Court for Larimer 

County:  

 

(a) Order for Inclusion of Centerra East Development Property into Kinston 

Metropolitan District No. 2 recorded in the office of the Larimer County Clerk 

and Recorder on June 30, 2022, at Reception No. 20220041535. 
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(b) Amended Order for Inclusion of Centerra East Development Property into 

Kinston Metropolitan District No. 3 recorded in the office of the Larimer County 

Clerk and Recorder on September 14, 2022, at Reception No. 20220056523. 

 

(c) Order for Inclusion of Centerra East Development Property into Kinston 

Metropolitan District No. 4 recorded in the office of the Larimer County Clerk 

and Recorder on June 30, 2022, at Reception No. 20220041539. 

 

Copies of the Orders for Inclusion, which include the legal descriptions for the included 

property, are attached hereto as Exhibit A-1. No other inclusions are proposed. 

 

2. Exclusions. The boundaries for District Nos. 2 and 4 were changed in 2022 upon the 

issuance of the following Orders for Exclusion by the District Court for Larimer 

County: 

 

(a) Amended Order for Exclusion of Centerra East Development Property from 

Kinston Metropolitan District No. 2 recorded in the office of the Larimer County 

Clerk and Recorder on September 14, 2022, at Reception No. 20220056524. 

 

(b) Order for Exclusion of Centerra East Development Property from Kinston 

Metropolitan District No. 4 recorded in the office of the Larimer County Clerk 

and Recorder on June 30, 2022, at Reception No. 20220041542. 

 

Copies of the Orders for Exclusion, which include the legal descriptions for the excluded 

property, are attached hereto as Exhibit A-2. No other exclusions are proposed.  

 

B. Copies of all intergovernmental agreements entered into or proposed to be entered into, 

including amendments. 

 

No intergovernmental agreements were entered into or proposed to be entered into in 

2022. 

 

 C. Changes or proposed changes in the Districts’ policies.  

 

 There were no changes or proposed changes to the Districts’ policies. 

 

 D. Changes or proposed changes in the Districts’ operations. 

 

There were no changes or proposed changes in the Districts’ operations. 

 

E. Any changes in the financial status of the Districts, including revenue projections or 

operating costs. 
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The financial status of the Districts, including revenue projections and operating costs for 

the fiscal year ending 2022 and projected for fiscal year 2023, is reflected in the Districts’ 

2023 adopted budgets attached hereto as Exhibit B.  

 

F. A summary of any litigation involving the Districts. 

 

 The Districts were not involved in litigation in 2022. 

 

G. Proposed plans for the year immediately following the year summarized in the annual 

report. 

 

The Kinston Residential Phase 1 (ME 10th Subdivision) landscaping and fencing 

improvements are currently being constructed and are anticipated to be complete in the 

summer of 2023. 

 

The Kinston ME 14th Subdivision public infrastructure project generally includes water, 

sanitary sewer, storm sewer, and pavement improvements and is anticipated to be 

complete in the summer of 2023.  

 

The Kinston ME 15th Subdivision public infrastructure project generally includes water, 

sanitary sewer, storm sewer, and pavement improvements and is anticipated to be 

complete in the spring of 2023.  

 

The Kinston ME 16th Subdivision public infrastructure project generally includes water, 

sanitary sewer, storm sewer, and pavement improvements and is anticipated to be 

complete in the summer of 2023. 

 

The Kinston ME 13th Subdivision public infrastructure project generally includes water, 

sanitary sewer, storm sewer, and pavement improvements and is anticipated to start in the 

fall of 2023 with completion in the summer of 2024. 

 

H. Construction contracts entered into. 

 

On March 11, 2021, District No. 1 and Coyote Ridge Construction entered into a 

construction contract for the Kinston Residential Phase 1B (ME 11th Subdivision) public 

infrastructure project.  

 

On April 8, 2021, District No. 1 and Symmetry Builders, Inc. entered into a construction 

contract for the Kinston Welcome Center public park project. 

 

On October 12, 2021, District No. 1 and Coyote Ridge Construction entered into a 

construction contract for the Kinston ME 14th Subdivision public infrastructure project. 

 

On July 8, 2021, District No. 1 and Bath, Inc. entered into a construction contract for 

Kinston Phase 1 public landscape improvements. 
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On July 8, 2021, District No. 1 and DaVinci Sign Systems, Inc. entered into a 

construction contract for Kinston Phase 1 public landscape and hardscape improvements. 

 

On July 8, 2021, District No. 1 and Rock & Co. Inc. entered into a construction contract 

for Kinston Phase 1 hardscape improvements. 

 

On July 8, 2021, District No. 1 and Waterwise Land and Waterscapes, Inc. entered into a 

construction contract for Kinston Phase 1 landscape and hardscape improvements. 

 

On January 20, 2022, District No. 1 and Coyote Ridge Construction, LLC entered into a 

construction contract for Kinston ME 15th Subdivision public infrastructure project. 

 

On March 10, 2022, District No. 1 and Coyote Ridge Construction, LLC entered into a 

construction contract for Kinston ME 16th public infrastructure project. 

 

On June 9, 2022, District No. 1 and Custom Fence and Supply, Inc. entered into a 

construction contract for Kinston Phase 1 public fencing improvements project. 

 

I. Status of the Districts’ public improvement construction schedule. 

 

The status of the public improvements construction schedule is set forth in Section G. 

above. 

 

J. A list of all public improvements constructed by the Districts that have been dedicated to 

and accepted by the City.  

 

Kinston Residential Phase 1 (ME 10th Subdivision):  The City granted initial acceptance 

of the streets/storm improvements on January 7, 2022, initiating a 2-year warranty period.  

The City granted initial acceptance of the water/sewer improvements on March 2, 2022, 

initiating a 2-year warranty period. 

 

Kinston Residential Phase 1B (ME 11th Subdivision):  The City granted initial acceptance 

of the streets/storm improvements on July 11, 2022, initiating a 2-year warranty period.   

 

K. Summary of Financial Information. 

 

 1. Assessed value of taxable property within the Districts’ Boundaries. 

 

 District No. 1: $       13 

 District No. 2: $       1,844,319 (Gross); $79,222 (Net) 

 District No. 3: $       3,136 (Gross); $504 (Net) 

 District No. 4: $       1,407 (Gross); $1,300 (Net) 

 District No. 5: $       3,326 

 District No. 6: $       13 



5 

 District No. 7: $       13 

 District No. 8: $       13 

 District No. 9: $       444 

 District No. 10: $       2,596 (Gross); $15 (Net) 

 

2. Total acreage of property within the Districts’ Boundaries. 

 

 District No. 1: 0.46 acres 

 District No. 2:  89.01 acres 

 District No. 3:  100.90 acres 

 District No. 4:  44.29 acres  

 District No. 5:  86.39 acres 

 District No. 6:  0.46 acres 

 District No. 7:  0.46 acres  

 District No. 8:  0.46 acres  

 District No. 9: 13.38 acres 

 District No. 10:  51.36 acres  

 

3. Audited financial statements of the Districts, to the extent audited financial 

statements are required by state law. 

 

 As of the date of filing this annual report, the 2022 audited financial statements 

and/or applications for exemption from audit for the Districts are not available. 

Copies of these documents, as applicable, will be submitted upon completion. 

 

4. Annual budget of the Districts. 

 

 The Districts’ budgets for fiscal year 2023 are attached hereto as Exhibit B.  

 

5. Resolutions regarding issuance of Debt or other financial obligations, including 

relevant financing documents, credit agreements, and official statements.  

 

District No. 1 previously reported the following reimbursement agreements and 

subordinate promissory notes entered into with Centerra East Development, Inc. 

(“CED”), which are not “Debt” as that term is defined in the Service Plan and are 

subject to annual appropriations by District No. 1. These agreements have been 

subsequently amended as provided below: 

 

(a) 2020 Funding and Reimbursement Agreement and Subordinate 

Promissory Note. As reported in the 2019 Annual Report, on December 19, 2019, 

District No. 1 approved a 2020 Funding and Reimbursement Agreement (the 

“O&M Agreement”) with CED relating to (i) the advance of funds from CED to 

District No. 1 to pay for the operations and maintenance costs and other budgeted 

general fund expenditures of the Districts, and (ii) District No. 1’s reimbursement 

of such funds. To evidence District No. 1’s reimbursement obligation to CED, 
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District No. 1 issued a subordinate promissory note (the “2020 O&M Note”) to 

CED in the principal amount of $250,000 with a maturity date of December 31, 

2020.  

 

On November 12, 2020, District No. 1 and CED entered into a First Amendment 

to the O&M Agreement to extend the funding obligation term of the O&M 

Agreement through December 31, 2021 and to increase the amount of advances to 

be made to the District. District No. 1 also authorized the refunding of the 2020 

O&M Note via the issuance of a new subordinate promissory note on January 1, 

2021 (the “2021 O&M Note”). 

 

On November 11, 2021, District No. 1 and CED entered into a Second 

Amendment to the O&M Agreement to extend the funding obligation term of the 

O&M Agreement through December 31, 2022, and to amend the terms regarding 

the issuance and repayment of the subordinate note issued pursuant to the terms of 

the O&M Agreement. District No. 1 also authorized the refunding of the 2021 

O&M Note via the issuance of a new subordinate promissory note on January 1, 

2022 (the “2022 O&M Note”). 

 

On December 8, 2022, District No. 1 and CED entered into a Third Amendment 

to the O&M Agreement to extend the funding obligation term of the O&M 

Agreement and to increase the amount of advances that CED agreed to advance to 

District No. 1 through December 31, 2023. District No. 1 also authorized the 

refunding of the 2022 O&M Note via the issuance of a new subordinate 

promissory note dated December 8, 2022, with a maturity date of June 17, 2060. 

 

(b) Improvement Acquisition, Advance and Reimbursement Agreement. As 

reported in the 2019 Annual Report, on December 19, 2019, District No. 1 

approved an Improvement Acquisition, Advance and Reimbursement Agreement 

(the “Capital Agreement”) with CED relating to (i) the construction of public 

improvements for the Districts by CED; (ii) the advance of funds to the District 

No. 1 to fund District No. 1’s costs associated with the construction of public 

improvements; and (iii) the reimbursement obligation of District No. 1 for funds 

advanced and public improvements constructed by CED. To evidence District No. 

1’s reimbursement obligation to CED, District No. 1 issued a subordinate 

promissory note (the “2020 Capital Note”) to CED in the principal amount of 

$1,000,000 with a maturity date of December 31, 2020.  

 

On November 12, 2020, District No. 1 and CED entered into a First Amendment 

to the Capital Agreement to extend the funding obligation term of the O&M 

Agreement through December 31, 2021, and to increase the amount of advances 

to be made to the District. District No. 1 also authorized the refunding of the 2020 

Capital Note via the issuance of a new subordinate promissory note on January 1, 

2021 (the “2021 Capital Note”). 
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On April 4, 2021, District No. 1 and CED entered into a Second Amendment to 

the Capital Agreement to increase the amount of advances to be made to District 

No. 1. District No. 1 also authorized the refunding of the 2021 Capital Note and 

the issuance of a new Subordinate Note to CED (the “April 2021 Capital Note”). 

 

On November 11, 2021, District No. 1 approved a Third Amendment to the 

Capital Agreement, to amend the terms and provisions related the issuance and 

repayment of the subordinate note issued pursuant to the Capital Agreement, to 

increase the amount of advances to be made to District No. 1 and to extend the 

funding obligation term through December 31, 2022. District No. 1 also 

authorized the refunding of the April 2021 Capital Note and the issuance of new 

subordinate note to CED. 

 

On December 8, 2022, District No. 1 approved a Fourth Amendment to the 

Capital Agreement, to extend the funding obligation term through December 31, 

2023. 

 

District No. 1 previously reported that it entered into the following reimbursement 

agreement with McWhinney Real Estate Development, Inc. (“MRES”), which is 

not “Debt” as that term is defined in the Service Plan and is subject to annual 

appropriations by District No. 1. This agreement and subordinate promissory note 

issued thereunder were subsequently assigned to CED. The agreement was 

amended in 2021 and therefore, the history is recapped below: 

 

(c) 2020 Funding and Reimbursement Agreement and Subordinate 

Promissory Note. As previously reported, on December 19, 2019, District No. 1 

approved a 2020 Funding and Reimbursement Agreement (“MRES O&M 

Agreement”) with McWhinney Real Estate Services, Inc. (“MRES”) relating to (i) 

the advance of funds from MRES to District No. 1 to pay for the operations and 

maintenance costs and other budgeted general fund expenditures of the Districts, 

and (ii) District No. 1’s reimbursement of such funds. To evidence District No. 

1’s reimbursement obligation to MRES, District No. 1 issued a subordinate 

promissory note (“2020 MRES O&M Note”) to MRES with a maturity date of 

December 31, 2020. The funding obligation term of the MRES O&M Agreement 

terminated on June 17, 2020. In December 2020, MRES assigned its right, title 

and interest in the 2020 MRES O&M Note to CED. The District refunded the 

2020 MRES O&M Note and issued a new subordinate note on January 1, 2021 

with a maturity date of December 31, 2021 (the “2021 CED O&M Note”).  

 

On November 11, 2021, District No. 1 approved the First Amendment to 2020 

Funding and Reimbursement Agreement with CED to amend the repayment terms 

of the subordinate promissory note, and in connection therewith, the District 

refunded the 2021 CED Note and issued a new subordinate note to CED dated 

November 11, 2021 with a maturity date of December 18, 2059. 
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As of the date of filing this annual report, unaudited financial statements for each District for the 

period ending December 31, 2022, are not available and will be provided when available. 

 

For the year ending December 31, 2022, the Districts make the following report pursuant to 

Section 32-1-207(3)(c), C.R.S.: 

 

(a) Boundary changes made. 

 

See Section A. above. 

 

(b) Intergovernmental agreements entered into or terminated with other governmental 

entities. 

 

See Section B. above regarding intergovernmental agreements entered into. No 

intergovernmental agreements were terminated.  

 

(c) Access information to obtain a copy of rules and regulations adopted by the board. 

  

For information concerning rules and regulations adopted by the Districts please contact 

the Districts’ manager:  

 

Pinnacle Consulting Group, Inc. 

550 W Eisenhower Blvd 

Loveland, CO 80537 

Phone: (970) 669-3611  

 

(d) A summary of litigation involving public improvements owned by the special district. 

  

In 2022, there was no litigation involving public improvements owned by the Districts. 

 

(e) The status of the construction of public improvements by the special district. 

  

See Sections G. and H. above. 

 

(f) A list of facilities or improvements constructed by the special district that were conveyed 

or dedicated to the county or municipality. 

  

See Section J. above. 

 

(g) The final assessed valuation of the special district as of December 31 of the reporting 

year. 

  

 See Section K.1. above. 
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(h) A copy of the current year's budget. 

  

Copies of the Districts’ 2023 Budgets are attached hereto as Exhibit B.  

 

(i) A copy of the audited financial statements, if required by the “Colorado Local 

Government Audit Law”, part 6 of article 1 of title 29, or the application for exemption 

from audit, as applicable. 

  

As of the submission date hereof, the Districts’ audited financial statements and/or 

applications for exemption from audit are not available and will be submitted when 

available. 

 

(j) Notice of any uncured defaults existing for more than ninety days under any debt 

instrument of the special district. 

  

As of December 31, 2022, and as of the submission date hereof, the Districts have not 

received any notices of uncured defaults existing for more than ninety (90) days under 

any debt instrument. 

 

(k) Any inability of the special district to pay its obligations as they come due under any 

obligation which continues beyond a ninety-day period. 

 

As of December 31, 2022, and as of the submission date hereof, the Districts do not have 

any inability to pay their obligations as they come due under any obligation which 

continued beyond a ninety (90) day period.  



EXHIBIT A-1 

 

ORDERS FOR INCLUSION 























 

EXHIBIT A-2 

 

ORDERS FOR EXCLUSION 

 

 

















EXHIBIT B 

 

2023 ADOPTED BUDGETS 

FOR 

KINSTON METROPOLITAN DISTRICTS NOS. 1-10 

 














































































































































































































































































