BOCC Public Hearing Item, December 8, 2020

Board Summary Report
Date:

November 23, 2020

To:

Board of County Commissioners

Through:

Jan Yeckes, Planning Division Manager

From:

Molly Orkild-Larson, Senior Planner

Subject:

Request of Approval of the Sky Ranch Metropolitan Districts – Existing Service
Plan Amendments and Creation of Service Plans for New Districts (Case No.
SD20-001)

Request and Recommendation
Pure Cycle Corporation (applicant and owner), is seeking approval to amend and restate the
existing Service Plans for Metropolitan Districts No. 3, 4, and 5 and create Service Plans for
proposed new Metropolitan Districts No. 6, 7 and 8 within the Sky Ranch Development, totaling
775 acres. Although District No. 1 is currently in existence, its Service Plan will not be amended
or restated.
In November 2017, Districts 1 and 5 created Sky Ranch Community Authority Board (CAB) and
entered into Community Authority Board Establishment Agreement (CABEA) to coordinate the
financing, installation construction and operations and maintenance of public improvements. The
CAB is a separate political subdivision and public corporation, established by the existing Sky
Ranch Metropolitan Districts Nos. 1 and 5, pursuant to CRS 29-1-203.5. This statute allows any
combination of counties, municipalities, special districts or other subdivision of the state to
establish by contract a separate legal entity for purposes of providing public improvements. The
CAB’s purpose as provided in its formation agreement is to furnish, operate and plan for public
improvements for the Sky Ranch Development. The improvements will be constructed, financed,
owned and operated (when not dedicated to County or Fire District) by the CAB.
The
metropolitan districts will fund the costs.
The Service Area for the existing and proposed Districts will be the undeveloped portions of the
Sky Ranch development along with Neighborhood B for a total of approximately 927 acres and
the Service Plans for all six districts are attached to this staff report.
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District No. 1
(Neighborhood B)

City of
Aurora

Not being
Amended

N. Hayesmount Road

N. Monaghan Road
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District 5
City of
Aurora

Prosper
Farms

Districts from left to
right 8,7,6,3 & 4

E. Alameda Avenue

Metropolitan District Boundaries
District 1 is almost at full build-out but the remainder of the Sky Ranch development is vacant and
presently not served by facilities and services. The undeveloped portion of the Sky Ranch
development will provide services for 2.09 million square feet of commercial property and 2,898
single family and multi-family residential units. The peak day time population in the Service Area
is estimated at approximately 14,000 persons.
The new Service Plans for Districts 6, 7 and 8 are to work with the existing districts to provide
improvements, facilities and services necessary to develop and serve the Sky Ranch development.
The services that are authorized by the existing service plans and proposed for the new districts
include: 1) water and sanitation facilities and services; 2) storm sewer and storm drainage facilities
and services; 3) street improvements (including some maintenance authority); 4) safety protection
facilities and services; 5) transportation facilities; 6) mosquito control facilities and services; 7)
park and recreation facilities and services; and, 8) television relay and translation facilities.
Jason Simmons of Hilltop Securities, Inc. was retained by Arapahoe County to review the financial
plan for the amended and proposed districts for the County. The Districts’ services and
improvements will be financed by levying a debt service mill levy of not more than 55.664 mills.
This cap will be subject to adjustment for Gallagher until the ratio of outstanding debt to assessed
value is less than 50%, at which time the mill levy can convert to unlimited. The 2020 Amended
Plan states that it is estimated that the total mill will be approximately 66.707 mills for residential
property and 60 mills for commercial property inclusive of an Operation & Maintenance (O&M)
mill levy of approximately 11 for residential and 24 for commercial. There is no cap on the amount
of the O&M mill levy. See Jason Simmons’s consulting report.
Hilltop Securities, Inc. also assisted with the evaluation of whether the existing and new Districts
if approved are capable of providing economical and sufficient service to the area within its
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boundaries and that the proposed Districts have, or will have, the financial ability to discharge the
proposed indebtedness on a reasonable basis. Mr. Simmons commented that the financial plan
presented is an aggregate plan across all proposed districts with the proponents maintaining
flexibility to issue debt as development progresses. Given the size and timeframe of expected buildout of the development and the proposed scale of the improvements to be funded by the Regional
Improvement Mill levy there is some need for flexibility regarding the timing of debt issuance.
However, it is our recommendation that there be some limit as to the time frame debt issued by the
Districts or the CAB has some limit on the term it can be outstanding whether or not it is secured
by the Debt Service Mill Levy or the Regional Improvement Mill Levy.
To accomplish this, we would recommend that language similar as to what is presented below be
included in the service plans. While the majority of debt by Colorado metropolitan districts has
an initial 30-year final maturity, there can be some need to extend the term of the debt if
development slows for events outside of the developers control so we are recommending a 40-year
limit on debt outstanding.
Debt for Direct District Improvements:
Bonds issued by the District for District improvements and secured by the Debt Service mill levy
may not be outstanding a period not to exceed forty (40) years beginning with the year of issuance.
Upon the expiration of the initial 40-year term, the District shall not impose a levy for repayment
for any debt. The imposition term may be exceeded for refunding purposes if approved by the
District Board and if it is composed with a majority of property owners.
Debt for Regional Improvements:
Bonds, whether issued by the District, the CAB or another entity, which are secured by the
Regional Improvement Mill Levy may not be outstanding a period not to exceed forty (40) years
beginning with the year of issuance. Upon the expiration of the initial 40-year term, the revenues
generated by the regional improvement mill levy cannot be used to secure any indebtedness unless
approved by the District Board if it is composed with a majority of property owners.
In addition, Arapahoe County staff recommended additional language to define the regional
improvements that will be constructed by the Districts and to provide allowance for other regional
improvements if constructed pursuant to an intergovernmental agreement with another
government having jurisdiction outside of the special districts’ boundaries. The identified regional
improvements are:
 Roadways including I-70/Airport interchange, 6 th Avenue, Monaghan Road, Alameda Avenue
and Hayesmount Road; and,
 Storm channel improvements along Monaghan Road and the First Avenue Tributaries to First
Creek.
The proponents for the proposed amended service plans and for the new proposed metropolitan
districts for the Sky Ranch development included these recommended changes into the service
plans.
The boundaries of a District may change to accommodate different land uses and phased
development over time. The existing Service Plans share an aggregate total debt of $162,000,000.
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The current development plan, as stated in Exhibit E to the proposed Service Plans, anticipates
that the cost of improvements will be $294,508,240. The proposed Service Plans state that they
anticipate only issuing $300,000,000 worth of debt. However, the existing Districts are proposing
to increase the existing maximum debt limit to $312,000,000 (proposed maximum debt limit)
which will be shared between the existing districts and the new districts.
On November 10, 2020, the Arapahoe County Planning Commission voted 6 to 0 (one absent and
excused) to recommend approval of the Sky Ranch Metropolitan Districts to the Board of County
Commissioners. During the hearing, the applicant addressed questions about the lack of a cap on
the O&M and the ability to complete the development with this debt level to the Planning
Commission member’s satisfaction.
The Planning Commission, reviewing consultant and staff recommend approval and that details of
recommendations and changes subsequently incorporated are discussed in this report.
Background
On September 14, 2004, the Board of County Commissioners approved Modified Service Plans
for Sky Ranch Metropolitan Districts No. 1, 3, 4 and 5. The Sky Ranch Metropolitan District No.
2 also existed at this time but was subsequently dissolved. The 2004 service plan authorized the
issuance of up to $162,000,000 in debt.
Links to Align Arapahoe
Fiscal Responsibility: If approved, the metropolitan districts could improve the County’s
economic environment by allowing the construction of the Sky Ranch development.
Discussion
Section 32-1-202 of the Colorado Revised Statutes outlines the process for reviewing and
approving metropolitan district service plans.
On November 10, 2020, the Arapahoe County Planning Commission voted 6 to 0 (one absent and
excused) to recommend approval of the Sky Ranch Metropolitan Districts to the Board of County
Commissioners. No members of the public attended the public hearing.
On November 24, 2020, the Board of County Commissioners set a December 8, 2020 public
hearing date for this proposal.
Section 32-1-203(2) of the Colorado Revised Statutes requires that a service plan be disapproved
unless satisfactory evidence is presented to the Board of County Commissioners showing that the
following criteria are met:
a. There is sufficient existing and projected need for organized service in the area to be
serviced by the District;
The Sky Ranch development, a mixed use community, will consist of approximately 3,400
residential units (including Neighborhood B), over 300,000 square feet of civic uses and
2.09 million square feet of commercial. The community will also contain a network of
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parks, open space, trails and recreational facilities for the area and other County
residents, regional drainage infrastructure, local and regional transportation
infrastructure, water and wastewater service, safety protection facilities, mosquito
control, television relay and transition facilities. The size and complexity of the proposed
development contribute to the need for organized service in the area proposed to be
serviced by the District.
b. The existing service in the area to be served by the District is inadequate for present and
projected needs;
The property is within the Urban Growth Boundary and the Comprehensive Plan allows
land use categories of employment, urban residential, multi-family and open space on this
parcel. Presently, the property is without adequate services to meet the existing zoning
needs of the property.
c. The District is capable of providing economical and sufficient service to the area within its
boundaries;
The present service area is within Districts 1, 3, 4 and 5. The proposed amendments for
Districts 3, 4, and 5 and creation of new Districts 6, 7 and 8 will provide the necessary
services and economical means to finance the construction of service and infrastructure in
an orderly manner and with phased capacities for the projected buildout of the Sky Ranch
development.
d. The area included in the proposed special district has, or will have, the financial ability to
discharge the proposed indebtedness on a reasonable basis;
The proposed amendments for Districts 3, 4 and 5 and creation of the new Districts 6, 7
and 8, as outlined in Exhibit F and I of the proposed Service Plan, will have the financial
ability to discharge the estimated cost of services outlined in Exhibit E of the Service Plan.
The proposed mill levy assessments for Districts 1, 3, 4 and 5 and Districts 6, 7 and 8 are
reasonable and in line with the cumulative mill levy assessments in similar master planned
communities in the area as outlined in Exhibit G.
Section 32-1-203(2.5) of the C.R.S. says that the Board of County Commissioners may disapprove
an application for a service plan if the applicant does not provide satisfactory evidence addressing
the following criteria.
a. Adequate service is not, and will not be, available to the area through Arapahoe County, or
other existing municipal or quasi-municipal corporations, including existing special
district, within a reasonable time and on a comparable basis;
Adequate services are not or do not appear to be available through Arapahoe County and
the area is not within any other existing municipal corporation’s service area. The
property owner and developer, Pure Cycle Corporation, has entered into an agreement
with the Rangeview Metropolitan District for water and waste water services for the Sky
Ranch development. The Neighborhood B portion of the development (see map on page 2
of this report) is within the Aurora Public School District and the remaining property is
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located within the Bennett School District. Additional services such as stormwater
management, transportation, parks, open space and other services are not available to the
area.
b. The facility and service standards of the District are compatible with the facility and service
standards of Arapahoe County and for each municipality in which the District is located
and for each municipality which is an interested party under sub-section 32-1-204(1) of the
C.R.S.
The service area is within the Bennett Fire Protection District (BFPD) and is subject to a
development fee for each platted lot, BFPD mill levies and certain land dedication
requirements for a fire station. Neighborhood B of the Sky Ranch development is located
within the Aurora School District and the remaining portion of the development is within
the Bennett School District and is subject to land and/or cash-in-lieu dedication
requirements. Water and sewer will be provided by Rangeview Metropolitan District and
all water and sewer lines are subject to Rangeview’s regulations and design standards, tap
and service fee charges. The development is within Southeast Storm Metro Stormwater
Authority (SEMSWA), and Arapahoe County sheriff’s service areas and must comply their
requirements. The service area will also be subject to all County building codes, roadway
design, park and open space requirements.
c. The proposal is in substantial compliance with a master plan adopted pursuant to subsection 30-28-108 of the C.R.S.
The service area is located in the Urban Growth Boundary and proposes uses allowed in
the Comprehensive Plan.
d. The proposal complies with any duly adopted county, regional, or state long-range water
quality management plan for the area.
The service area is within the SEMSWA’s district and is subject to their design standards.
e. The creation of the proposed special district will be in the best interest of the area proposed
to be served.
The Special Districts and service area will enable the development of a mixed use
development within the Urban Growth Boundary and provide a mix of housing options
from entry level start up homes to multiple move up options within the community.
Based on those criteria, the applicant has provided sufficient evidence to allow approval of the
service plans.
Alternatives
Approve the proposed service plan
This action would be consistent with Planning Commission and staff recommendations.
Page 6 of 7

BOCC Public Hearing Item, December 8, 2020

Deny the proposed service plan
This action would not be consistent with Planning Commission and staff recommendations.
Continue the hearing to gather additional information
If the Board determines that additional information is needed, the proposal could be continued to
a future BOCC meeting.
Fiscal Impact
Approval of the service plans would not directly affect County finances. It would authorize a
higher mill levy for the Sky Ranch development.
Concurrence
On November 10, 2020, Planning Commission voted 6-0 (one absent and excused) to recommend
approval of the service plan to the Board of County Commissioners.

Reviewed By:
Jason Reynolds, Current Planning Program Manager
Jan Yeckes, Planning Division Manager
Bryan Weimer, PWD Director
Todd Weaver, Finance Department
Robert Hill, County Attorney
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DRAFT MOTIONS – SD20-001 Sky Ranch Metropolitan Districts – Existing Service Plan
Amendments and Creation of Service Plans for New Districts
APPROVAL: In the case of SD20-001 Sky Ranch Metropolitan Districts – Existing Service Plan
Amendments and Creation of Service Plans for New Districts, the County Commissioners have
reviewed the staff report, including all exhibits and attachments and have listened to the
applicant’s presentation and any public comment as presented at the hearing and hereby move
to approve the Service Plans as submitted in Case No. SD20-001 for the amendments to the Service
Plans for the existing Sky Ranch Metropolitan Districts Nos. 3, 4, and 5 and to approve the Service
Plans for the new Sky Ranch Metropolitan Districts Nos. 6,7, and 8.
Alternative Motions – The following motions are provided as alternatives to the recommended
motion for Approval.
DENY: In the case of SD20-001 Sky Ranch Metropolitan Districts – Existing Service Plan
Amendments and Creation of Service Plans for New Districts, the County Commissioners have
reviewed the staff report, including all exhibits and attachments and have listened to the
applicant’s presentation and the public comment as presented at the hearing and hereby move
to deny this application based on the following findings:
a. State new or amended findings to support “Denial” as part of the motion.
b. ...
CONTINUE TO DATE CERTAIN: In the case of SD20-001 Sky Ranch Metropolitan Districts –
Existing Service Plan Amendments and Creation of Service Plans for New Districts, I move to
continue the decision on this request to [DATE], 2020, date certain, at 9:30 a.m., at this same
location [to receive further information] [to further consider information presented during the
hearing].

RESOLUTION NO. __________
It was moved by Commissioner _______ and duly
seconded by Commissioner ________ to adopt the following Resolution:
WHEREAS, Pure Cycle Corporation (“Petitioner”) has made application proposing to
amend the existing service plans for Sky Ranch Metropolitan Districts Nos. 3, 4 and 5 (“the
Existing Metro Districts”) and to create new Sky Ranch Metropolitan Districts Nos. 6, 7 and 8
(“the New Metro Districts”), Case No. SD20-001; and
WHEREAS, on or about October 16, 2020, the proposed amended service plans for the
Existing Metro Districts and the proposed service plans for the New Metro Districts were filed
with the Clerk and Recorder of Arapahoe County, Colorado, and on or about October 16, 2020,
the Petitioner provided the Division of Local Government in the Department of Local Affairs and
the Office of State Auditor with copies of the proposed amended and new Service Plans; the
proposed amended service plans for the Existing Metro Districts and the proposed service plans
for the New Metro Districts are collectively referred to herein as “the Service Plans”); and
WHEREAS, the proposed territory comprising the Existing Metro Districts and the New
Metro Districts is located entirely in unincorporated Arapahoe County south of I-70, north of E.
Alameda Avenue and between N. Monaghan and N. Hayesmount Roads; and
WHEREAS, the Service Plans were referred to the Arapahoe County Planning
Commission (the “Planning Commission”) and, on November 10, 2020, the Planning
Commission, after conducting a public hearing on the Service Plans, by a unanimous vote of those
Commissioners in attendance, recommended approval of the Service Plans to the Board of County
Commissioners; and
WHEREAS, on November 24, 2020, the Board of County Commissioners for Arapahoe
County (“the Board”), by Resolution No. __________, set a date for a public hearing to consider
and take comment on the Service Plans proposed in Case No. SD20-001 for the Existing Metro
Districts and the New Metro Districts; and
WHEREAS, Notice of the date, time, location and purpose of such Public Hearing was
published in The Villager Newspaper, a newspaper of general circulation, on November 12, 2020,
and published in the I-70 Scout on November 17, 2020; and
WHEREAS, on November 12, 2020 notice of the date, time and location of the Public
Hearing was mailed to the Petitioner and the governing body of any existing municipalities and
special districts which have levied an ad valorem tax within the next preceding year and which
have boundaries within a radius of three miles of the boundaries proposed for the Existing and
New Metro Districts; and
WHEREAS, on November 12, 2020 Petitioner sent written notice of the Public Hearing
to all property owners within the Existing Metro Districts and New Metro Districts territorial
boundaries; and
WHEREAS, on December 8, 2020 at 9:30 a.m., at the Arapahoe County Administration
Building, 5334 South Prince Street, Littleton, Colorado, a Public Hearing was opened, at which
time all interested parties, as defined in §32-1-204, C.R.S., were afforded an opportunity to be
heard and all testimony and evidence relevant to the proposed Service Plans and the organization
of the proposed Districts were heard, received and considered; and

WHEREAS, the Board hereby makes the following findings relative to this application:

1. That all procedural requirements of §§32-1-201 et seq., C.R.S., relating to the Service
Plans have been fulfilled and that the Board has jurisdiction in the matter.
2. That for the proposed amended and new Service Plans for each of the Existing and New
Metro Districts:
(a)
(b)
(c)
(d)
(e)

(f)

(g)

(h)

(i)

(j)

(k)

(l)

The contents of the Service Plans comply with the requirements specified
in §32-1-202(2), C.R.S.; and
No petition objecting to the Service Plans has been filed with the Board;
and
In accordance with §32-1-203(2)(a), C.R.S., there is sufficient existing and
projected need for organized service in the area to be serviced; and
In accordance with §32-1-203(2)(b), C.R.S., the existing service in the area
to be served is inadequate for present and projected needs; and
In accordance with §32-1-203(2)(c), C.R.S., the Existing and New
Districts are capable of providing economical and sufficient service to the
area within their proposed boundaries; and
In accordance with §32-1-203(2)(d), C.R.S., the area to be included in the
proposed Existing and New Districts can, or will have, the financial ability
to discharge the proposed indebtedness on a reasonable basis; and
In accordance with §32-1-203(2.5)(a), C.R.S., adequate service is not, or
will not be, available to the area within the Existing and New Metro
Districts through the County or other existing municipal or quasimunicipal corporations, including existing special districts without the
proposed amendments and new districts, within a reasonable time and on
a comparable basis; and
In accordance with §32-1-203(2.5)(b), C.R.S., the facility and service
standards as provided in the Service Plans are compatible with the facility
and service standards of Arapahoe County and any municipality which is
an interested party under §32-1-204(1), C.R.S.; and
In accordance with §32-1-203(2.5)(c), C.R.S., the proposal for the Existing
and New Metro Districts is in substantial compliance with the Arapahoe
County Comprehensive Plan; and,
In accordance with §32-1-203(2.5)(d), C.R.S., the proposal for the Existing
and New Metro Districts is in compliance with any duly adopted County,
regional or state long-range water quality management plan for the area;
and
In accordance with §32-1-203(2)(a), C.R.S., the amendments to the
Service Plans for the Existing Metro Districts and the Service Plans for and
creation of the proposed New Metro Districts will be in the best interests
of the area proposed to be served; and
The Service Plans, based upon the statements set forth in the Service Plans
and upon all evidence presented at the December 8, 2020 Public Hearing
on the Service Plan, meets all conditions and requirements of §§32-1-201
et seq., C.R.S..

NOW, THEREFORE, BE IT RESOLVED by the Board of County Commissioners of the
County of Arapahoe, Colorado, as follows:

1. The Board of County Commissioners hereby approves the Service Plans as submitted in
Case No. SD20-001 for the amendments to the Service Plans for the existing Sky Ranch
Metropolitan Districts Nos. 3, 4 and 5 and hereby approves the Service Plans for the new
Sky Ranch Metropolitan Districts Nos. 6, 7 and 8.
2. The Service Plans are approved with the understanding that the Board of County
Commissioners of Arapahoe County retains its complete discretionary authority with
regard to its consideration of any final development plan or plans or plats submitted
to the County within the boundaries of these metropolitan districts. It is further
understood that should there be any significant amendment or amendments to the
current zoning within the boundaries of these metropolitan districts in terms of
increases or decreases to the number of residential units and/or densities of the
commercial/office space, such an amendment would be considered a material
modification and would require a modification to the Service Plans to address the
amendment.
3. That a certified copy of this Resolution be filed in the records of Arapahoe County and
that a copy be provided to Petitioner.
The vote was:
Commissioner Baker, ___; Commissioner Conti, ___; Commissioner Holen, ___; Commissioner
Jackson, ___; Commissioner Sharpe, ___.
Chair declared the motion carried and so ordered.

Board of County Commissioner’s Summary Report
Date:

November 10, 2020

To:

Arapahoe County Board of County Commissioners

Through:

Molly Orkild-Larson, Planning Division

Through:

Chuck Haskins, PE., Engineering Services Division, Manager

From:

Sue Liu, PE., Engineering Services Division

Case name:

SD20-001 - Sky Ranch Metro District Amendment of 1, 3, 4 and 5 and
to Establish 6-8

Purpose and Recommendation
The purpose of this report is to communicate the Engineering Services Staff findings,
comments, and recommendations regarding the land use application(s) identified above.
Scope/Location:
The applicant, Pure Cycle Corporation is seeking approval to amend and restate the
existing Service Plans for Metropolitan Districts No. 3, 4, and 5 and create Service Plans
for new Metropolitan Districts No. 6, 7 and 8 within the Sky Ranch Development.
Although District No. 1 is currently in existence, its’ Service Plan will not be amended or
restated. The Service Area for these Districts will be the undeveloped portions of the Sky
Ranch development along with Neighborhood B for a total of approximately 930 acres.
Engineering Services Staff is recommending the land use application favorably
subject to the following conditions:
1. The applicant agrees to make modifications to the Service Plans as recommended by the
County staff.

