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Service Plan Staff Report 

Date: June 4, 2026 

To: Douglas County Planning Commission 

CC: DJ Beckwith, Principal Planner  
Lauren Pulver, Planning Manager 
Steven E. Koster, AICP, Deputy Director of Community Development 

Subject: Bloom Metropolitan District – New Service Plan 

Project File: SV2026-001 

Planning Commission Meeting: June 15, 2026 @ 6:00 p.m. 
Board of County Commissioners Meeting: July 14, 2026 @ 1:30 p.m. 
Board of County Commissioners Hearing: July 28, 2026 @ 2:30 p.m. 

I. EXECUTIVE SUMMARY

The request is for approval of a new service plan for the Bloom Metropolitan District
(District). The purpose of the service plan is to serve the public improvement and service
needs of the Bloom Development (Project).

The Project consists of approximately 81 acres of land that is zoned Estate Residential.
The property is located in the Northeast Subarea of the 2040 Comprehensive Master Plan
(CMP).

II. APPLICATION INFORMATION

A. Applicant
Affinity Holdings, LLC
13330 Red Deer Trail
Parker, CO 80134

B. Applicant’s Representative
Megan Murphy
WBA PC
2154 East Commons Avenue, Suite 2000
Centennial, CO 80122

C. Request
Approval of a new service plan for the purpose of providing the following services:
 Water Infrastructure
 Storm Sewer
 Sanitation and Wastewater Infrastructure



 Street Improvements
 Traffic Safety Protection
 Parks and Recreation
 Television Relay and Translation
 Mosquito Control

D. Process
Service plans and service plan amendments are processed in compliance with
Colorado Revised Statutes (C.R.S.) Section 32-1-201 through 209 (the Control Act) and
the County’s Service Plan Review Procedures (Procedures).

The Procedures also provide that the Planning Commission (PC) review the service
plan to determine its compliance with specific criteria set forth in the Control Act; see
the discussion in Section VI – Staff Analysis.

E. Location
The District is generally located adjacent to Crowfoot Valley Road, north of Pradera
Parkway, and south of Stroh Road Douglas County, Colorado. The District is within the
Nonurban Area of the CMP, specifically the Northeast Subarea.

III. CONTEXT

A. Background
The property within the District is zoned Estate Residential (ER) and is anticipated to
include 32 residential lots and zero square feet of commercial space. The population
of the District at build-out is expected to be 96 residents. Based upon the information
provided by the applicant, each of the residential properties within the District will
have an average value of approximately $3,000,000 once developed.

B. Adjacent Land Uses and Zoning
North of the District is the Town of Parker. East of the District is privately owned land
zoned Planned Development (PD) and land owned by the Cielo Metro District zoned
Rural Residential. West of the District is privately owned land zoned Agricultural One
(A-1). South of the District is privately owned land and land owned by Pinery West
Metro District zoned PD.

IV. SERVICES

A. Water and Sanitary Sewer
It is anticipated that the District will receive water and sanitation services from Parker
Water and Sanitation District (PWSD). The District will construct water and sanitation
infrastructure that will be dedicated to the PWSD. Service is dependent on inclusion
into PWSD.
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B. Services to be Provided by Other Governmental Entities
It is anticipated that fire protection services will be provided by South Metro Fire
Rescue Fire Protection District.

V. REFERRALS

Referrals for the proposed service plan were sent to the following agencies, and a
majority of the agencies either did not respond or responded with no comment; all
responses received are included in the attachments.

 Antelope Heights Metro District
 Anthology West Metro Districts 2 - 6
 AT&T Long Distance - ROW
 Canyons Metro District 1-4 & 7
 Castle Oaks Metro District 3
 Castle Rock Fire and Rescue Department
 Cedar Hill Cemetery Association
 CenturyLink
 Chambers Commercial Center Business Improv District
 Cherry Creek Basin Water Quality Authority
 Cherry Creek South Metro District 1 & 4 - 11
 Cielo Metro District
 City of Castle Pines
 Colorado Department of Transportation CDOT-Region # 1
 Colorado Division of Water Resources
 Colorado Geological Survey
 Comcast
 CORE Electric Cooperative
 Crowfoot Valley Ranch Metro #1 & 2
 Douglas County Addressing Analyst
 Douglas County Assessor
 Douglas County Building Services
 Douglas County Conservation District
 Douglas County Engineering Services
 Douglas County Health Department
 Douglas County Libraries
 Douglas County Office of Emergency Management
 Douglas County School District RE 1
 Douglas County Sheriff's Office
 Douglas County Wildfire Mitigation
 Franktown FD
 Hess Ranch Metro Districts 4 - 8
 High Prairie Farms Metro District
 Horse Creek Metropolitan District-Lanterns Metropolitan District
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 Horseshoe Ridge Metro Districts 1 - 3
 Maher Ranch Metro District 4
 Meadowlark Metro District
 Mile High Flood District
 Mountain View Electric Association
 Parker Water & Sanitation District
 Pinery Commercial Metro Districts #1 & 2
 Pinery Water and Wastewater District
 Pinery West Metro District 2-3
 Pradera Homeowners' Association
 Reata Ridge Village Metro District 1 - 2
 Reata South Metro District
 Robinson Ranch Metro District
 RTD - Planning & Development Dept.
 Rural Water Authority of Douglas County
 Scott Gulch Metro District
 South Metro Fire Rescue
 Stone Creek Metropolitan District
 The Pinery HOA
 Town of Castle Rock
 Town of Parker Development Review
 Town of Parker Public Works
 Trails at Crowfoot Metro District 1 - 3
 Valley View Metro District 2
 Village on the Green Metro District 1
 Villages at Castle Rock Metro District 6
 Xcel Energy-Right of Way & Permits

Douglas County staff requested technical revisions to the service plan. These revisions 
include formatting and language changes. The applicant submitted a revised service plan 
to address those comments.  

Douglas County Engineering Services (Engineering) reviewed the proposed service plan 
and requested that clarifying language be added stating that storm sewer and street 
improvements would all be subject to the approval of Douglas County. Engineering also 
requested additional information in be included in service plan exhibits. The applicant 
updated the language and added the requested information. These updates were 
provided to Engineering. Engineering had no further comments. 

PWSD commented that the service plan states that PWSD will be the water and sanitary 
sewer service provider, but that the Project is not in PWSD’s service area. PWSD will not 
provide service until the District is included into its service area. Inclusion into PWSD is 
subject to the PWSD’s Board approval and it’s rules and regulations. PWSD does not 
object to the Douglas County approvals prior to an approved inclusion to PWSD. 
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The service plan application was also sent to the following County consultants for review: 

 Hilltop Securities, Inc (financial plan review)  
 BBC Research & Consulting (market study review) 

Hilltop Securities, Inc (Hilltop) reviewed the proposed service plan and concluded that, 
given the assumptions in the Financial Plan, it is reasonable that the District will be 
capable of extinguishing all bonds within the parameters established in the service plan. 

BBC Researching & Consulting (BBC) reviewed the submitted market study and found the 
data, analysis, and conclusions of the market study to be reasonable. The conclusions 
indicate that the absorption projections are an estimate grounded in historical data and 
the District is positioned to generate sufficient revenue for its proposed debt obligations. 

VI. STAFF ANALYSIS 

The CMP promotes the sustainability of special districts in Goal 5-3. Essentially, it looks for 
special districts to be financially sound and managed in the best interest of County 
residents. 

The PC is required to evaluate information pertaining to existing zoning, development 
growth rates, and projections for required services necessary to demonstrate a need for 
the District. These, and other issues requiring analysis as identified by the Control Act, are 
examined in the analysis of the approval criteria. 

1. There is sufficient existing and projected need for organized service in the area 
to be serviced by the proposed special district.  

Staff Comment: The area encompassed by the District boundaries is currently 
zoned Estate Residential and there is a projected need for the services proposed 
to be provided by the District.  

2. The existing service in the area to be served by the proposed special district is 
inadequate for present and projected needs.  

Staff Comment: The existing public service infrastructure within the proposed 
District’s boundary area are lacking; therefore, existing services are inadequate 
for the projected needs of the service area. 

3. 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. 

Staff Comment: In addition to the County, the other municipal and special district 
entity providing services within the District’s boundary area is South Metro Fire 
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Rescue Fire Protection District. These entities are not able, or are unwilling, to 
provide all the services desired within a reasonable time or on a comparable 
basis.  

4. The facility and service standards of the proposed special district are 
compatible with the facility and service standards of each county within which 
the proposed special district is to be located and each municipality which is an 
interested party under section 31-1-204(1), C.R.S. 

Staff Comment: All facilities will be constructed in accordance with the standards 
of the County and any other applicable local, state, or Federal rules and 
regulations. 

5. The proposal is in substantial compliance with a master plan adopted pursuant 
to section 30-28-106, C.R.S. 

Staff Comment: The service area of the District falls within the Nonurban Area of 
the CMP. The CMP outlines goals for the Northeast Subarea that ensure 
compatibility with the natural and rural characteristic of the area and utilize 
existing services, where possible. The development and services of the District 
supports these concepts through the dedication of open space, wildlife fencing, 
and an approximate density of 2.5 dwelling units within the development. The 
previously approved Preliminary Plan describes that the overall Project density 
and layout of lots and open space tracts are consistent with adjacent land use 
patterns. 
 
Goal 5-3 of the 2040 Comprehensive Master Plan promotes the sustainability of 
special districts, including ensuring that special districts are financially sound 
through the independent evaluation of all financing plans. The County works 
closely with a third-party consultant to evaluate the financial feasibility of all new 
special districts and special district amendments.  

6. The proposal is in compliance with any duly adopted county, regional, or state 
long-range water quality management plan for the area. 

Staff Comment: Based on information provided by the applicant, the District is in 
compliance with Colorado’s Water Quality Management Plan. 

7. The creation of the proposed special district will be in the best interests of the 
area proposed to be served. 

Staff Comment: Based upon the level of services proposed for the area, and lack 
of service provision from existing service providers in the area, the District 
appears to be in the best interest of the area proposed to be served. 
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VII. STAFF ASSESSMENT 

Should the Planning Commission find that the application meets the criteria found at 
C.R.S. § 32-1-203(2) & (2.5), it may recommend approval of the service plan. 
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Service Plan for Bloom__________ Metropolitan District 

APPROVAL SUMMARY 
 

This Service Plan for the (District Name)Bloom Metropolitan District was approved by the 
Douglas County Board of County Commissioners on (date).   Resolution No. ______, approving 
this Service Plan, has been recorded at Reception No._________ on (date). The organizational and 
TABOR elections took place on (date)November 3, 2026.   The court decree organizing the District 
was recorded with the Douglas County Clerk and Recorder on (date) at Reception No.____ . 
 
 
 
 
 
  

Bloom Metropolitan District New Service Plan 
Project File: SV2026-001 
Planning Commission Staff Report Page 116 of 202



Service Plan for Bloom__________ Metropolitan District 

ORGANIZERS AND CONSULTANTS 
 

This Service Plan has been prepared by the Organizers and the following participating consultants: 
 
Organizer 
 
Affinity Holdings, LLC 
c/o CCB Holdings, Inc. 
Attn: Cayd Bader 
13330 Red Deer Trail 
Broomfield, CO 80020 
Phone: (303) 246-6799 
Email: caydb@affinholdings.com  
Company  
Attn:  
Address 
City, State Zip  
Phone: 
Fax:  
Email: 

District Counsel 
 
WBA, PC 
Attn: Megan J. Murphy, Esq. 
2154 East Commons Avenue, Suite 2000 
Centennial, CO 80122 
Phone: (303) 858-1800 
Email: mmurphy@wbapc.com  
Company  
Attn:  
Address 
City, State Zip  
Phone: 
Fax:  
Email: 

Financial Advisor 
 
Piper Sandler & Co. 
Attn: Jonathan Heroux 
1144 15th Street, #2050 
Denver, CO 80202 
Phone: (303) 802-5865 
Email: pjonathan.heroux@psc.com  
Company  
Attn:  
Address 
City, State Zip  
Phone: 
Fax:  
Email: 

Engineer 
 
ATWELL, LLC 
Attn: Ben Satterwhite, P.E. 
6200 South Syracuse Way, Suite 125 
Greenwood Village, CO 80111 
Phone: (866) 850-4200 
Email: bsatterwhite@atwell.com 
Company  
Attn:  
Address 
City, State Zip  
Phone: 
Fax:  
Email: 

 
[ADDITIONAL CONSULTANTS MAY BE ADDED AT THE DISCRETION OF THE 
ORGANIZERS.] 
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Service Plan for Bloom__________ Metropolitan District 

EXECUTIVE SUMMARY 
 

This service plan is for the Bloom Metropolitan District (the “District”), which will serve 
the public improvement needs of (name of development)bloom. The District is generally located 
at adjacent to Crowfoot Valley Road, north of Pradera Parkway, and south of Stroh Road and 
contains approximately            approximately 81 acres. The District will include ______ 32 
residential units and 0____ square feet of commercial space. 
 

The District will have a single district structure. This structure will allow the District to 
control both financing and services. 
 

The District shall be authorized to provide the following services: (List the proposed 
services for this District from the following services defined in C.R.S. § 32-1- 103(10): fire 
protection, mosquito control, parks and recreation, safety protection, sanitation, solid waste 
disposal facilities or collection and transportation of solid waste, street improvement, television 
relay and translation, transportation, and water and other services as described in C.R.S. §§ 32-1-
1001 and 1004, as amended.)The District shall have the power and authority to provide the public 
improvements and related operation and maintenance services within and without the boundaries 
of the District as such power and authority is permitted by this Service Plan and described in the 
Special  District Act, and other applicable statutes, common law, and the Colorado Constitution, 
subject to the limitations set forth herein, including but not limited to the following services: water, 
storm sewer, sanitation and wastewater treatment, street improvements, traffic safety protection, 
parks and recreation, television relay and translation, and mosquito control. 

 
 

The total authorized debt limit for the District shall be _____ ($000.00)Twenty Million 
Dollars ($20,000,000) provided that the foregoing shall not include the principal amount of Debt 
which has been refunded by the issuance of refunding Debt. The debt service mill levy will be fifty 
(50) mills, subject to Mill Levy Adjustment, and it is anticipated to begin concurrent with the 
District’s initial bond issuance. Prior to the imposition of a debt service mill levy, the District may 
certify sixty (60) mills, subject to Mill Levy Adjustment, for operations and maintenance. 
Subsequent to the imposition of a debt service mill levy, the Maximum Debt Service Mill Levy 
shall be fifty (50) mills, subject to Mill Levy Adjustment, with a Maximum Operations and 
Maintenance Mill Levy of ten (10) mills, subject to Mill Levy Adjustment.  . The District 
anticipates the issuance of an initial series of bonds in the amount of ($000.00) on (date). The 
initial debt service mill levy will be ____ mills, with a Maximum Debt Service Mill Levy of_____ 
mills. The initial operations and maintenance mill levy will be ___ mills, with a Maximum 
Operations and Maintenance Mill Levy of ____ mills. The combined initial mill levy for the 
District will be ____ mills, with a maximum combined mill levy of ____ mills. 
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I. INTRODUCTION 

This service plan (the “Service Plan”) for the _____ Bloom Metropolitan District (the 
“District”) is for a special district organized under Title 32 of the Colorado Revised Statutes to 
serve the public improvement needs of (name of development)bloom (the “Project”). The District 
is generally located adjacent to Crowfoot Valley Road, north of Pradera Parkway, and south of 
Stroh Road (see Exhibit A, Vicinity Map) and contains approximately ____ 81 acres (see Exhibits 
B & C, Legal Description and District Boundary Map). 

Pursuant to the requirements of the Special District Control Act, C.R.S. §32-1- 201, et seq., 
as amended, and the Special District Service Plan Review Procedures for Douglas County (the 
“County”), the following items are included in this Service Plan: 

1. A description of the powers granted to and services to be provided 
by the District; 

2. A general description of the facilities to be constructed and the 
standards of such construction, including a statement of how the facility and service standards of 
the District are compatible with facility and service standards of the County and of any 
municipalities and special districts which are interested parties; 

3. A general written description of the estimated cost of acquiring land, 
engineering services, legal services, administrative services, initial indebtedness and estimated 
maximum interest rates and discounts, and other major expenses related to the organization and 
initial operation of the District; 

4. A summary of general conditions regarding oversight of the District 
by the County; 

5. A legal description and map of the District’s boundaries and an 
estimate of the population and valuation for assessment of the District; 

6. A summary of estimated costs for improvements to be financed and 
constructed by the District; 

7. A preliminary engineering and architectural survey showing how 
the improvements and services are to be provided; 

8. A financial plan showing how District improvements and services 
are to be financed, including the operating revenue for the first budget year of the District; 

9. The resolution of approval adopted by the Board of County 
Commissioners; 

10. Information demonstrating compliance with Section 18A, Water 
Supply – Overlay District, of the Douglas County Zoning Resolution, as amended, and compliance 
with the Colorado’s Water Quality Management PlanDenver Regional Council of Governments’ 
Clean Water Plan; 
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11. A description of any advance and reimbursement agreements; 

12. A description of any arrangement or agreement with any political 
subdivision for the performance of any services between the District and such other political 
subdivision; and 

13. The recorded court decree organizing the District. 

Exhibits A through LM, attached hereto, are hereby incorporated into the Service Plan. 

II. PURPOSE OF THE DISTRICT 

The purpose of the District is to provide public improvements and services for the benefit 
of all anticipated inhabitants and taxpayers of the District, either within or without its boundaries. 
The District also serves to finance and oversee the construction of these public improvements and 
to provide for ongoing operations and maintenance services. 

III. DISTRICT FRAMEWORK 

The District will be organized under a single district structure and will be responsible for 
all aspects of financing and services authorized under this Service Plan. 

IV. NEED FOR DISTRICT 

There are currently no other governmental entities, including the County, located in the 
immediate vicinity of the District that consider it desirable, feasible, or practicable to undertake 
the planning, design, acquisition, construction, installation, relocation, redevelopment, financing, 
and ongoing operations of the public improvements needed for the Project. Formation of the 
District is therefore necessary in order for the public improvements and services required for the 
Project to be provided in the most economical manner possible. 

V. LOCATION AND BOUNDARIES 

The District is located ______adjacent to Crowfoot Valley Road, north of Pradera Parkway, and 
south of Stroh Road.   A vicinity map is attached hereto as Exhibit A. The area of the initial 
District’s boundary encompasses approximately ______ 81 acres. A legal description of the 
District’s boundaries is attached hereto as Exhibit B. A map of the initial District’s boundaries is 
attached hereto as Exhibit C. 

It is anticipated that the District’s boundaries may change from time to time as it undergoes 
inclusions and exclusions pursuant to C.R.S. §§ 32-1-401, et seq., and C.R.S. §§ 32-1-501, et seq., 
as amended. Future inclusion and exclusion areas are identified in Exhibit C. Prior to any 
inclusions or exclusions that are not identified in Exhibit C, the District shall provide forty-five 
(45) days published notice and written notice to the Board of County Commissioners pursuant to 
C.R.S. § 32-1-207(3)(b). If, within such forty-five (45) day period, the Board of County 
Commissioners objects to the inclusion or exclusion, then the inclusion or exclusion shall be 
prohibited and constitute a material modification of this Service Plan requiring an amendment, 
pursuant to Section XIII of the Service Plan and C.R.S. § 32-1-207(2). 
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VI. ASSESSED VALUATION/PROJECTIONS/LAND USE/POPULATION 

The property within the District is zoned ____ as of (date)Estate Residential. The current 
assessed value of property within the initial boundaries of the District is ____Six Hundred Eighty 
Dollars ($000.00680) as of the date of the Service Plan(date). The estimated assessed value at full 
build-out is _____Seven Million Dollars ($000.007,000,000) and is expected to be sufficient to 
reasonably discharge the debt under the Financial Plan. Initially, the District will include _____ 
32 residential units and 0____ square feet of commercial space. Based upon an estimated three 
(0.003) persons per residence, the population of the District at build-out will be ninety six (0096) 
residents. 

Approval of this Service Plan by the County does not constitute nor imply approval of the 
development of a specific area within the District, nor does it constitute or imply approval of the 
number of residential units or the total site/floor area of commercial or industrial buildings 
identified in this Service Plan or any of the exhibits attached hereto, unless such land use plans 
have been approved by the Board of County Commissioners as part of a separate development 
review process. 

VII. POWERS AND RESPONSIBILITIES 

The District shall have the power and authority to provide the public improvements and 
related operation and maintenance services within and without the boundaries of the District as 
such power and authority is permitted by this Service Plan and described in the Special District 
Act, C.R.S. Title 32, and other applicable statutes, common law, and the Colorado Constitution, 
subject to the limitations set forth herein. 

A. General Powers 

The District shall have the authority to construct, operate, and maintain the services and 
facilities as described in Section VIII.A of this Service Plan. 

B. Miscellaneous Powers 

In addition to the powers enumerated above, the District’s Board shall have the power and 
authority: 

1. To amend this Service Plan as provided for in Section XV, 
Modification of Service Plan; 

2. To forego, reschedule, or restructure the financing and construction 
of certain improvements and facilities in order to better accommodate the pace of growth, resource 
availability, and potential inclusions and exclusions of property within the District, with prior 
notice to the County in accordance with C.R.S. § 32-1-202(2)(b), as amended; and 

3. To have and exercise all rights and powers necessary or incidental 
to, or implied from, the specific powers granted to the District in this Service Plan. 
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4. To have and exercise the power of eminent domain, but only as 
necessary to construct, install, access, relocate or redevelop the public improvements identified in 
this Service Plan in the locations shown in Exhibit E. Any other use of eminent domain shall 
require the District to provide forty-five (45) days published notice and written notice to the Board 
of County Commissioners pursuant to C.R.S. § 32-1- 207(3)(b). If, within such forty-five (45) day 
period, the Board of County Commissioners objects to the use of eminent domain, then it shall be 
prohibited and constitute a material modification of this Service Plan requiring an amendment, 
pursuant to Section XIII of the Service Plan and C.R.S. § 32-1-207(2). 

VIII. DISTRICT SERVICES, FACILITIES, AND IMPROVEMENTS 

The District shall have the authority pursuant to C.R.S. §§ 32-1-1001 and 32-1- 1004, as 
amended, to provide the following services and public improvements described in this section. 

(Please include the following paragraphs for those services and facilities that will be 
provided by the District.) 

2.1. Water 

The District shall have the power and authority to finance, design, construct, acquire, 
install, maintain, and provide for potable water and irrigation water facilities and systems, 
including, but not limited to, water rights, water supply, treatment, storage, transmission, and 
distribution systems for domestic, irrigation, fire control, and other public purposes, together with 
all necessary and proper reservoirs, treatment facilities, wells, equipment, and appurtenances 
incident thereto, which may include, but shall not be limited to, transmission lines, pipes, 
distribution mains and laterals, storage facilities, and ditches, with all necessary and incidental and 
appurtenant facilities, land and easements, together with extensions and improvements thereto. 
The District shall have the power and authority to contract with other private or governmental 
entities to provide any or all of the services the District is authorized or empowered to provide. 

The District boundaries are, or will be, located within the boundaries of PWSD, and the 
District will receive its domestic water supply from PWSD.  The District will not provide water 
and irrigation water facilities and systems directly because PWSD is willing and able to provide 
water service within the District boundaries, as is evidenced by the “will serve” letter set forth in 
Exhibit H. The District will construct or acquire, or require the construction and acquisition of, 
the necessary water improvements to connect to PWSD’s system in accordance with the 
requirements of the PWSD’s Rules and Regulations, as they may be amended from time to time. 
It is anticipated that, following acceptance by PWSD, the domestic water improvements will be 
owned, operated, and maintained by PWSD. 

PWSD does not provide for the construction and financing of the water improvements 
anticipated to be provided by the District, as generally described in Exhibit E to this Service Plan. 
Therefore, the water improvements will not duplicate or interfere with any other improvements or 
facilities provided by PWSD within the District boundaries.  
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As identified in the Service Plan Review Procedures, the Board of County 
Commissioners is interested in the provision of long term renewable water supplies in the 
County. Please be prepared to discuss any plans for long-term, renewable water service 
(including infrastructure and financial information), if applicable. 

5.2. Storm Sewer 

The District shall have the power and authority to finance, design, construct, acquire, 
install, maintain, and provide for flood and surface drainage improvements, including, but not 
limited to, culverts, dams, retaining walls, access way inlets, detention and retention ponds, paving, 
roadside swales, curbs and gutters, disposal works and facilities, water quality facilities, and all 
necessary and proper equipment, with all necessary and incidental and appurtenant facilities, land 
and easements, together with extensions and improvements thereto. 

Stormwater improvements subject to Colorado Discharge Permit System Regulations, if 
applicable, shall be owned and maintained by the District or such other governmental entity that 
may accept dedication. Dedication to another governmental entity of stormwater improvements 
subject to such regulations shall be subject to approval by the County. In no event will the District 
dedicate such detention ponds or facilities to a private homeowner’s association, or other property 
owner’s association, for operations or maintenance. All improvements shall be at no cost to the 
County. 

6.3. Sanitation and Wastewater Treatment 

The District shall have the power and authority to finance, design, construct, acquire, 
install, maintain, assess tap or other facility fees, and provide for sanitary sewers and to transport 
wastewater to an appropriate wastewater treatment facility, with all necessary and incidental and 
appurtenant facilities, land and easements, together with extensions and improvements thereto. 

The District boundaries are, or will be, located within the boundaries of PWSD, and the 
District will receive its sanitation services from PWSD. The District will not provide sanitary 
sewers or transport wastewater directly because PWSD is willing and able to provide sanitary 
sewer service within the District boundaries, as is evidenced by the “will serve” letter set forth in 
Exhibit H. The District intends to construct, or require the construction of, the necessary sanitation 
improvements to connect to PWSD’s system in accordance with PWSD’s Rule and Regulations, 
as they may be amended from time to time. It is anticipated that, following acceptance by PWSD, 
the sanitation improvements constructed by the District will be owned, operated and maintained 
by PWSD. 

 PWSD does not provide for the construction and financing of the sanitation improvements 
anticipated to be provided by the District, as generally described in Exhibit E to this Service Plan. 
Therefore, the sanitation improvements will not duplicate or interfere with any other improvements 
or facilities provided by PWSD within the District boundaries.  

 

8.4. Street Improvements 
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The District shall have the power and authority to finance, design, construct, acquire, 
install, maintain, and provide for arterial and collector streets and roadway improvements 
including, but not limited to, bridges, curbs, gutters, culverts, storm sewers and drainage facilities, 
detention and retention ponds, retaining walls and appurtenances, sidewalks, paving, lighting, 
grading, landscaping, streetscaping, placement of underground utilities, snow removal, tunnels, 
and other street improvements, and architectural enhancements to any or all of the above, with all 
necessary and incidental and appurtenant facilities, land and easements, together with extensions 
and improvements thereto. All improvements shall be at no cost to the County. 

 

10.5. Traffic Safety Protection 

The District shall have the power and authority to finance, design, construct, acquire, 
install, maintain, and provide for safety protection through traffic control devices and safety 
controls on streets, as well as such other facilities and improvements as are necessary or prudent, 
including, but not limited to, signalization at intersections, traffic signs, area identification signs, 
directional assistance and driver information signs, with all necessary and incidental and 
appurtenant facilities, and land and easements, together with extensions and improvements thereto. 
All traffic and safety control devices will be consistent with and in compliance with County rules 
and regulations. 

 

12.6. Parks and Recreation 

The District shall have the power and authority to finance, design, construct, acquire, 
install, maintain, and provide for public park and public recreation centers and other recreation 
facilities, services, or programs including, but not limited to, grading, soil preparation, sprinkler 
systems, fencing, pavilions, playgrounds, playing fields, open space, bike trails, pedestrian trails, 
pedestrian bridges, picnic areas, common area landscaping, streetscaping, storage buildings and 
facilities, weed control, paving, decorative paving, outdoor functional and decorative lighting, 
community events, and other services, programs and facilities, with all necessary and incidental 
and appurtenant facilities, land and easements, together with extensions and improvements thereto. 

 

14.7. Television Relay and Translation 

The District shall have the power and authority to finance, design, construct, install, 
acquire, operate, and maintain television relay and translator facilities, with all necessary and 
incidental and appurtenant facilities, land and easements, together with extensions and 
improvements thereto. 

15. Mosquito Control 

8.  
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The District shall have the power and authority to finance, design, construct, acquire, 
install, operate, maintain, and provide for systems and methods for elimination and control of 
mosquitoes. 

0. Fire Protection 

The District shall have the power and authority to provide fire protection, ambulance, and 
emergency medical and rescue services, including necessary equipment, personnel, and facilities. 

0. Covenant Enforcement and Design Review 

The District shall have the power and authority to provide covenant enforcement and 
design review services subject to the limitations set forth in C.R.S. § 32- 1-1004(8), as amended. 

0. Security 

The District shall have the power and authority to provide security services within the 
boundaries of the District, subject to the limitations set forth in C.R.S. § 32-1-1004(7), as amended. 
In no way is this power and authority intended to limit or supplant the responsibility and authority 
of local law enforcement (i.e., the Douglas County Sheriff’s Department) within the boundaries of 
the District. 

F.B. Estimated Costs and Phasing of Improvements 

An estimate of the costs of the public improvements which may be planned for, designed, 
acquired, constructed, installed, relocated, redeveloped, maintained, or financed was prepared 
based upon a preliminary engineering survey on the property and is approximately Twenty Million 
Eight Hundred Eighteen Thousand Eight Hundred Thirty Three Dollars ($000.0020,818,833) as 
shown in Exhibit D. Exhibit D includes an engineer’s opinion of costs in current dollars of each 
public improvement, together with an explanation of methods, basis, and/or assumptions used. All 
descriptions of the public improvements to be constructed, and their related costs, are estimates 
only and are subject to modification as engineering, development plans, economics, the County’s 

requirements, and construction scheduling may require. The District will continue to develop and 
refine cost estimates contained herein and prepare for issuance of debt. Any increase in public 
improvement costs greater than twenty percent (20%), but less than forty percent (40%), of the 
stated amount in Exhibit D, exclusive of any contingency shown in Exhibit D, shall require an 
administrative review by County staff. Any increase in public improvement costs in excess of forty 
percent (40%) of the stated amount in Exhibit D, exclusive of any contingency shown in Exhibit 
D, will constitute a material modification of the Service Plan and will require review by the County 
and action by the Board of County Commissioners in accordance with Section XIII. All 
construction cost estimates assume construction to applicable local, State, or Federal requirements. 

Maps showing the preliminary location of the public improvements that the District is 
authorized to acquire or construct are attached hereto as Exhibit E. Phasing of construction shall 
be determined by the District to meet the needs of taxpayers within its boundaries. The District 
shall own, maintain, and replace public improvements constructed, installed, or acquired by the 
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District or shall dedicate such public improvements to such other entity as shall accept dedication, 
subject to any limitations specified in this Service Plan. 

 

In all instances, the District shall ensure that the public improvements are designed and 
constructed in accordance with the standards and specifications of the County or other such entity 
that may have authority over such design and construction. The District shall obtain approval of 
civil engineering and other plans and any applicable permits for the construction and installation 
of public improvements by the District from the County and/or other appropriate regulatory 
agencies. 

G.C. Services to be Provided by Other Governmental Entities 

1. Water services shall be provided by PWSD or its successors and 
assigns. 

2. Sanitation services shall be provided by PWSD or its successors and 
assigns. 

3. Fire protection services shall be provided by South Metro Fire 
Rescue Fire Protection District.(List all services to be provided by other governmental entities, 
including other special districts.) 

H.D. Compliance with Section 18A, Water Supply – Overlay District, of the 
Douglas County Zoning Resolution, as amended 

The PWSD(District or name of existing or extraterritorial district) shall provide water 
supply services to the Project and. [PICK ONE OF THE FOLLOWING SENTENCES, AS 
APPROPRIATE]   (1) ___ has met the requirements of Section 18A, Water Supply – Overlay 
District, of the Douglas County Zoning Resolution, as amended, as described in its letter in Exhibit 
H. (2) ____ has met the requirements of Section 18A, Water Supply – Overlay District, of the 
Douglas County Zoning Resolution, as amended, as described in the Water Supply Plan in Exhibit 
H. 

I.E. Compliance with Colorado’s Water Quality Management PlanDRCOG 
Clean Water Plan 

________ PWSD has asserted its compliance with the DRCOG Clean Water 
PlanColorado’s Water Quality Management Plan as demonstrated in Exhibit I. 

IX. EXISTING AND PROPOSED AGREEMENTS 

IX. None. 

(Explain any existing or proposed agreements with other governmental entities.) 

XI.X. FINANCIAL INFORMATION 
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A. General 

This section describes the nature, basis, and method of funding and debt and mill levy 
limitations associated with the District’s public improvements. A detailed Financial Plan and 
statement of assumptions is contained in Exhibit F. 

B. Assumptions 

The maximum debt limitation contained herein is based on the assumption that each of the 
residential properties in the District will have an average actual value of approximately Three 
Million Dollars ($000.003,000,000), and commercial space will have an average value of zero____ 
($000.00) per square foot. The Financial Plan demonstrates that the District has the ability to 
finance the public improvements identified herein, will be capable of discharging the indebtedness 
on a reasonable basis, and will operate on a sound fiscal basis. 

 
C. Identification of District Revenue 

The District will impose a mill levy on taxable property within its boundaries as a primary 
source of revenue for repayment of debt and for operations and maintenance. The District may 
also rely upon various other revenue sources authorized by law. At the District’s discretion, these 
may include the power to assess fees, rates, tolls, penalties, or charges as provided for in C.R.S. § 
32-1-1001(1), as amended. 

A Maximum Total Mill Levy of ____ 60 mills, subject to Mill Levy Adjustment, is 
authorized to support debt service and operations and maintenance of the District. The District 
may request an amendment to the Service Plan, in accordance with Section XIII, to eliminate mill 
levy caps when the debt to assessed value ratio falls below fifty percent (50%). 

In the event of legislation implementing changes in the ratio of actual valuation to assessed 
valuation for residential real property, pursuant to Article X, sSection 3(1)(b) of the Colorado 
Constitution, the mill levy limitations provided herein will be increased or decreased as to all 
taxable property in the District to reflect such changes so that, to the extent possible, the actual tax 
revenues generated by the mill levy, as adjusted, are neither diminished nor enhanced as a result 
of such changes (“Gallagher Mill Levy Adjustment”). If there are changes in the method of 
calculating assessed valuation or any constitutionally mandated tax credit, cut, or abatement, after 
the date of this Service Plan, the mill levy limitation applicable to such debt and operating and 
maintenance expenses may be increased or decreased to reflect such changes, such increases or 
decreases to be determined by the Board in good faith so that to the extent possible, the actual tax 
revenue generated by the mill levy are neither diminished nor enhanced as a result of such changes. 
For purposes of the foregoing, a change in the ratio of actual valuation shall be deemed to be a 
change in the method of calculating assessed valuation. 

D. Debt Service Mill Levy 

A maximum mill levy of ____ 50 mills, subject to Mill Levy Adjustment, is authorized to 
support the debt service of the District, subject to the limitation of the Maximum Total Mill Levy. 
An initial debt service mill levy of ____ 50 mills, subject to Mill Levy Adjustment, will produce 
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revenue sufficient to support debt service costs through the bond repayment period (see Exhibit 
F, Financial Plan). The District shall not impose a levy for repayment of any and all Debt on any 
single property developed for residential uses which exceeds forty (40) years after the year of the 
initial imposition of such mill levy unless a majority of the Board of Directors are residents of the 
District and have voted in favor of a refunding of a part or all of the Debt and such refunding will 
result in a net present value savings as set forth in C.R.S. §§ 11-56-101, et seq. 

E. Operations and Maintenance Mill Levy 

A maximum mill levy of 60 mills, subject to Mill Levy Adjustment, prior to the initial 
imposition of the debt service mill levy (ten (10) mills, subject to Mill Levy Adjustment, 
subsequent to the initial imposition of the debt service mill levy), is authorized to support the 
operations and maintenance of District services and public improvements, subject to the limitation 
of the Maximum Total Mill Levy. An initial operations and maintenance mill levy of mills will 
produce revenue sufficient to support the operations and maintenance of District services and 
public improvements (see Exhibit F, Financial Plan). Provided, however, that the District’s 
operations and maintenance mill levy will be set to meet budgetary needs of the District on an 
annual basis. Revenue contributed, pledged or dedicated by covenant, agreement or otherwise may 
also be available and used for payment of operations and maintenance expenses. 

F. District Expenditures 

F.  

The estimated cost of public improvements for the District is Twenty Million Eight 
Hundred Eighteen Thousand Eight Hundred Thirty Three Dollars____ ($20,818,833000.00). 
Exhibit D includes, in current dollars, the estimated cost of each public improvement, together 
with an explanation of the methods, basis, and/or assumptions used to establish such costs. 

The District will require operating funds to plan and cause the public improvements 
contemplated herein to be constructed, operated, and maintained as permitted herein. Such costs 
are expected to include reimbursement of organizational costs, legal, engineering, accounting, 
bond issuance costs, and compliance with State budgeting, audit, and reporting, and other 
administrative and legal requirements. The organizational costs for the District for legal, 
engineering, surveying, and accounting services are estimated to be Seventy Five Thousand 
Dollars ($75,000000.00). The first year’s operating budget is estimated to be Fifty Thousand 
Dollars ($50,000000.00). 

G. Debt 

1. Debt Limitation 

The total debt limit for the District is _____Twenty Million Dollars ($20,000,000000.00), 
inclusive of costs of issuance, inflation, and other similar costs provided that the foregoing shall 
not include the principal amount of Debt which has been refunded by the issuance of refunding 
Debt.   For purposes of this Service Plan, debt shall be considered any outstanding bonds, notes, 
contracts, or other financial obligations of the District payable in whole or in part from ad valorem 
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taxes or other revenues of the District for the purposes of financing, acquiring, constructing, or 
improving any of the public improvements contemplated herein. The debt limit shall not be 
increased unless approved by the County and as permitted by statute and the Colorado 
Constitution. Any change in debt limit shall be considered a material modification of the Service 
Plan, subject to the provisions of Section XIII of this Service Plan. The maximum term of any 
bond issue, including refunding and refinancing, shall be thirty (30) years from the original date 
of issuance. 

2. Maximum Voted Interest Rate and Maximum Underwriting 
Discount  

The interest rate on any debt is limited to the market rate at the time debt is issued. In the 
event of a default, the maximum voted interest rate on any debt shall not exceed twelve percent 
(12%). The maximum underwriting discount shall be five percent (5%). Debt, when issued, shall 
comply with all relevant requirements of this Service Plan, State law, and Federal law as is then 
applicable to the issuance of public securities. 

XII.XI. DEVELOPER ADVANCES AND REIMBURSEMENTS 

The District anticipates receiving initial funding for both capital and ongoing 
administrative requirements from developer advances.   Such advances may be made to the District 
subject to the District’s obligation to reimburse the same, as may be evidenced by short-term 
reimbursement agreements or other acceptable agreements or resolutions. The interest rate on 
developer reimbursements shall not exceed the current Bond Buyer 20-Bond GO Index plus four 
percent (4%). 

 

Such advances, which the Board is obligated to appropriate on an annual basis, shall count 
against the maximum allowable debt limit under this Service Plan and may be repaid by the District 
from bond proceeds or other legally available sources of revenue. Developer advances shall be 
subordinate to the District general obligation bonds and refinancing of the same shall not require 
County approval. Any amount of outstanding principal and accrued interest on such developer 
advances that remains unpaid as of the expiration of the Maximum Debt Service Mill Levy term 
shall be deemed to be forever discharged and satisfied in full. The total developer advances are 
anticipated to be ____ Thirty Eight Million Dollars ($000.0038,000,000). Developer contributions, 
which will not be repaid by the District, are anticipated to be ____ Eighteen Million Dollars 
($000.0018,000,000). The actual amount of developer advances and developer contributions, are 
likely to change from the numbers reflected in this Service Plan based on market conditions, 
interest rates and the terms of any Debt issued by the District. 

XIII.XII. ANNUAL REPORT 

The District shall be responsible for submitting an annual report to the County no later than 
(date)October 1st of each year in accordance with the procedures set forth in C.R.S. § 32- 1-
207(3)(c) and (d), as amended. The annual report shall conform to the format attached hereto as 
Exhibit KL, or in a format agreed to by the County. 
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XIV.XIII. MODIFICATION OF SERVICE PLAN 

Pursuant to C.R.S. § 32-1-207, as amended, the District shall obtain prior written approval 
of the County before making any material modification to this Service Plan. Material modifications 
require a Service Plan amendment and include modifications of a basic or essential nature, 
including, but not limited to, the following: any addition to the types of services provided by the 
District; a decrease in the level of services; a decrease in the financial ability of the District to 
discharge the existing or proposed indebtedness; or a decrease in the existing or projected need for 
organized service in the area. Inclusion of property that is located in a county or municipality with 
no other territory within the District may constitute a material modification of the Service Plan. 

In the event the District plans to undertake an action which may not be permitted by this 
Service Plan, it shall be the District’s responsibility to contact County staff to seek an 
administrative determination as to whether the action in question is permitted by the Service Plan. 
If County staff determines that the action may constitute a material modification, the District shall 
submit a proposal for action to the Board of County Commissioners. Thereafter, the Board of 
County Commissioners will determine whether the proposed action constitutes a material 
modification. If the Board of County Commissioners determines that the proposed action 
constitutes a material modification, then the action shall be prohibited and constitute a material 
modification of this Service Plan requiring an amendment, pursuant to Section XIII of the Service 
Plan and C.R.S. § 32-1-207(2). 

XV.XIV. DISCLOSURE STATEMENT 

The District shall provide notice to all purchasers of property in the District regarding the 
District’s authority to levy and collect ad valorem taxes and to impose and collect rates, fees, tolls, 
and charges, by recording a disclosure statement against the property within the District with the 
Office of the Douglas County Clerk and Recorder. Such disclosure statement shall also provide 
information concerning the structure of the Board and summarize how purchasers may participate 
in the affairs of the Board. The disclosure statement shall be recorded within thirty (30) days 
following the recordation of the court decree organizing the District. 

XVI.XV. DISSOLUTION 

It shall be mandatory for the District to initiate dissolution proceedings when the District 
has neither any financial obligations nor operations and maintenance obligations. The District may 
file a petition in the Ddistrict cCourt for dissolution when there are no financial obligations or 
outstanding bonds, or any such financial obligations or outstanding bonds are adequately secured 
by escrow funds or securities meeting the investment requirements in C.R.S. §§ 24-75-601, et seq., 
as amended. The District’s dissolution shall be subject to approval of a plan of dissolution in the 
dDistrict cCourt of the County, pursuant to C.R.S. § 32-1-704, as amended. 

XVII.XVI. DEFINITIONS 

In this Service Plan, the following terms shall have the meanings indicated below, unless 
the context hereof clearly requires otherwise: 
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Board: the board of directors of the District 

Board of County Commissioners: the Board of County Commissioners of Douglas County, 
Colorado 

Control Act: Part 2 of Title 32 (Special Districts) of the Colorado Revised Statutes (C.R.S.), which 
outlines review procedures for service plans for a special district 

County: Douglas County, Colorado 

Debt: any bond, note debenture, contract, or other multiple-year financial obligation of a District 

Developer: the owner of the property proposing development of the project 

District: the _____ Bloom Metropolitan District 

District Boundaries: the boundaries of the area described in the legal description attached hereto 
as Exhibit B 

District Boundary Map: the map attached hereto as Exhibit C, showing the District’s boundaries 

Financial Plan: the Financial Plan described in Section X and attached as Exhibit F, which 
describes: (a) how the public improvements are to be financed; (b) how the debt is expected to be 
incurred; and (c) the estimated operating revenue derived from property taxes for the first budget 
year. 

 

General Obligation Bond: bonds or other obligations for the payment of which the District has 
promised to impose an ad valorem property tax mill levy 

Maximum Debt Service Mill Levy: the maximum mill levy the District is permitted to impose for 
payment of debt as set forth in Section X.D 

Maximum Operations and Maintenance Mill Levy: the maximum mill levy the District is permitted 
to impose for the payment of operating and maintenance expenses as set forth in Section X.E 

Maximum Total Mill Levy: the maximum mill levy the District is permitted to impose for the 
payment of debt as set forth in Section X.D. and operating and maintenance expenses as set forth 
in Section X.E 

Project: the development or property commonly referred to as _____         bloom          

Public Improvements: the improvements authorized to be planned, designed, acquired, 
constructed, installed, relocated, redeveloped, and financed as generally described in the Special 
District Act to serve the future taxpayers and inhabitants of the District as determined by the Board 
of the District 
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PWSD: Parker Water and Sanitation District 

Revenue Bond: bonds issued by the District to finance a specific project, the income from which 
will be used for repaying the bond 

Service Plan: the service plan for the District approved by the Board of County Commissioners 

Special District Act: C.R.S. § 32-1-101, et seq., as amended 

State: the State of Colorado 

XVIII.XVII. RESOLUTION OF APPROVAL 

The District incorporates the Board of County Commissioner’s resolution approving this 
Service Plan into this Service Plan to be presented to the Ddistrict Ccourt attached hereto as 
Exhibit G. 

XIX.XVIII. STATUTORY FINDINGS AND CONCLUSIONS 

It is submitted that this Service Plan for the District, as required by C.R.S. § 32-1- 203, as 
amended, establishes that: 

[PLEASE INCLUDE A PARAGRAPH WITH EACH CONCLUSION EXPLAINING HOW 
THE DISTRICT HAS MET THIS REQUIREMENT] 

1. There is sufficient existing and projected need for organized service 
in the area to be served by the District; 

The purpose of the District is to finance, construct, own, operate and maintain the public 
improvements for the Project, which is commonly known as bloom. While the public improvements 
constructed by the District will be constructed for the use and benefit of the taxpayers and residents 
of the District, the general public will also receive significant benefit from the District’s public 
improvements including, but not limited to, park and recreation improvements and trail 
connections.  
2.  

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

The County has not provided the property within the District (the “Property”) with the 
public improvements and facilities described in this Service Plan. Therefore, it is necessary that 
the District be organized to provide its taxpayers and inhabitants with those public improvements 
described in the Service Plan. 

 
In addition, the Property is located entirely within the boundaries of PWSD. The District 

fully recognizes PWSD’s existence and the fact that PWSD is authorized to provide water and 
sanitation service within the District boundaries. However, pursuant to C.R.S. Section 32-1-
1006(1)(b)(I), as amended, PWSD does not consider it feasible, practical or desirable for the good 

Bloom Metropolitan District New Service Plan 
Project File: SV2026-001 
Planning Commission Staff Report Page 134 of 202



15 
 
 

of PWSD to fund or construct the extension of water or sanitary sewer lines or facilities to the 
District, nor does PWSD plan to provide in the future for the construction and financing of the 
specific water and sanitation improvements that the District is being organized to provide. 
Therefore, pursuant to C.R.S. Section 32-1-203(2.5)(a), adequate water and sanitation service is 
not, or will not, be available to the Property through PWSD within a reasonable time and on a 
comparable basis. The District’s inhabitants will require those water and sanitation services 
which PWSD has determined it cannot feasible or practically provide to the Property at this time. 
3.  

3. The District is capable of providing economical and sufficient 
service to the area within its boundaries; 

The formation of the District would ensure that the public improvements and other services 
are sufficient and built in a reasonable period of time for the benefit of the taxpayers and residents 
of the District and the general public.  

4.  
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 estimated costs of the facilities to be constructed, installed, and/or acquired by the 
District are set forth in the Service Plan as Exhibit D. The Financial Plan demonstrates the 
issuance of the debt and the anticipated repayment based on the projected development within the 
District boundaries. The Financial Plan demonstrates that, at various projected levels of 
development, the District has the ability to finance the facilities identified herein and will be 
capable of discharging the proposed indebtedness on a reasonable basis. 
5.  

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 proposed public improvements are not, upon information and belief, will not be 
available to the Property through the County or other existing municipality or quasi-municipal 
corporation, including other special districts, within a reasonable time and on a comparable basis. 
In addition, PWSD does not consider it feasible, practical, or desirable to fund or construct the 
proposed water or sanitary sewer lines or facilities for the District, nor does PWSD plan to provide 
in the future for the construction and financing of the specific water and sanitation improvements 
that the District is proposing to provide. 
6.  

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; 

As stated in the Service Plan, all facilities and services proposed will be constructed in 
accordance with Douglas County and/or the water and service provider’s criteria. All proposed 
improvements must be reviewed, approved and permitted by Douglas County prior to construction.   
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7.  

7. The proposal is in substantial compliance with the Douglas County 
Comprehensive Master Plan, as amended, adopted pursuant to C.R.S. § 30-28-106, as amended; 

The Developer of the Project has thoroughly reviewed the Douglas County Comprehensive 
Master Plan and is aware of the County’s desire to reflect, acknowledge and balance the commons 
values, rights, and needs of all County residents and landowners, and its desire to honor and 
protect the unique, diverse communities and resources within Douglas County. The proposal is 
compatible with the community vision for the future and complies with the policies necessary to 
achieve sustainable growth within the County as expressed in the Douglas County Comprehensive 
Master Plan. 
8.  

8. The proposal is in compliance with the regional Clean Water Plan, 
as amended; and 

As demonstrated in Exhibit I, the proposal is in compliance with the regional Clean Water 
Plan, as amended. 
9.  

9. The creation of the District will be in the best interests of the area to 
be served. 

As summarized below, the creation of the District is in the best interest of the area to be 
served because: 

 A metropolitan district can raise funds for public improvements through municipal bonds 
(or other governmental grant or loan programs if applicable) with favorable interest 
rates and terms not available to private entities;  

 Metropolitan districts are exempt from sales, use and other taxes for equipment, supplies 
and services allowing lower overhead costs; 

 A metropolitan district is not in the business of making a profit from the facilities and 
services provided; 

 Specific statutes govern the expenditures and revenues of metropolitan districts; 
 State-obligated budget, audit, and other financial filing and reporting requirements 

provide regulatory oversight of a metropolitan district’s operations; 
 A metropolitan district is governed by local control over the services that are provided on 

a community basis; 
 The metropolitan district is responsive and accountable for decisions through the 

election and public hearing processes; 
 The business of a metropolitan district is conducted at public meetings; 
 Metropolitan districts enjoy governmental immunity against certain legal actions thus 

avoiding expensive lawsuits and corresponding tax or fee increases; 
 Because of its local nature, a metropolitan district is often better able to address issues of 

local concern to the community than could a larger county or municipal government. 
10.  
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Exhibit KL 
Annual Report Requirements 

 
The District shall be responsible for submitting an annual report to the County no later than (date) 
of each year. The annual report shall conform to the following format: 

Name of DistrictBloom Metropolitan District 

Year ANNUAL REPORT 

(For Activities Completed in Year, and With Information About Prospective Years) 

I. District Description - General Information 

a. Board members, officers’ titles, and terms 

b. Changes in board membership in past year 

c. Name and address for official District contact 

d. Elections held in the past year and their purpose 

II. Boundary changes for the report year and proposed changes for the coming year 

III. List of intergovernmental agreements (existing or proposed) and a brief description of 
each detailing the financial and service arrangements 

a. Contracts for operations, debt, and other contractual obligations with sub- districts 
or operating and taxing districts 

b. Reimbursement agreements with developers and/or builders for advances to fund 
capital costs and administrative/operational and maintenance costs of the District 

IV. Service Plan 

a. List and description of services authorized in Service Plan 

b. List and description of facilities authorized in Service Plan 

c. List and description of any extraterritorial services, facilities, and agreements 

V. Development Progress 

a. Indicate the estimated year of build-out, as set forth in the Service Plan 

b. List the services provided with the date service began compared to the date 
authorized by the Service Plan 

c. List changes made to the Service Plan, including when the change was authorized, 
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when it was implemented or is expected to be implemented 

d. List facilities to be acquired or constructed or leased back as set forth in the 
Service Plan and compare the date of completion or operation with the date 
authorized by the Service Plan 

e. List facilities not completed. Indicate the reason for incompletion and provide a 
revised schedule, if any 

f. List facilities currently under construction with the percentage complete and an 
anticipated date of completion 

g. Indicate the population of the District for the previous five (5) years and provide 
population projections for the next five (5) years 

h. List the planned number of housing units by type and the number of commercial 
and industrial properties with respective square footage and anticipated dates of 
completion/operation. Compare the completed units and completed commercial 
and industrial properties to the amount planned in the Service Plan. 

i. List any enterprises created by and/or operated by or on behalf of the District, and 
summarize the purpose of each 

VI. Financial Plan and Financial Activities 

a. Provide a copy of the audit or exemption from the audit for the reporting year. 

b. Provide a copy of the budget, showing the reporting and previous years. 

c. Show revenues and expenditures of the District for the previous five (5) years and 
provide projections for the next five (5) years. Include any non- District or non-
governmental financial support. Include and list individually all fees, rates, tolls, 
etc., with a summary of the purpose of each. Show other miscellaneous tax 
revenue, such as specific ownership taxes. For the same period, show actual and 
projected mill levies by purpose (showing mill levies for each individual general 
obligation, revenue-based obligation, or contractual obligation). 

d. List all debt that has been issued, including all individual issuances with a 
schedule of service until the debt is retired 

e. List individually all authorized but unissued debt, including the purpose, ballot 
issue letter designation and election date, and amounts authorized and unissued 

f. List the total amount of debt issued and outstanding as of the date of the annual 
report and compare to the maximum authorized debt level as set forth in the 
Service Plan 

g. Enterprises of the District 
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i. Include revenues of the enterprise, showing both direct support from the 
District and all other sources 

ii. Include expenses of the enterprise, showing both direct payments to the 
District and all other obligations 

h. Detail contractual obligations 

i. Describe the type of obligation, current year dollar amount, and any 
changes in the payment schedule, e.g. balloon payments. 

ii. Report any inability of the District to pay current obligations that are due 
within the current budget year 

iii. Describe any District financial obligations in default 

i. Actual and Assessed Valuation History 

i. Report the annual actual and assessed valuation for the current year and 
for each of seven (7) years prior to current year 

ii. For each year, compare the certified assessed value with the Service Plan 
estimate for that year. If Service Plan estimates are not available, indicate 
the same and report the certified value. 

j. Mill Levy History 

i. Report the annual mill levy for the current year and for each of the seven 
(7) years prior to current year. Break the mill levies out by purpose (e.g., 
debt issuance and operations and maintenance) 

ii. For each year, compare the actual mill levy with the Service Plan estimate 
for that year. If Service Plan estimates are not available, indicate the same 
and report the actual mill levies. 

k. Miscellaneous Taxes History 

i. Report the annual miscellaneous tax revenue for the current year and for 
each of the seven (7) years prior to the current year. Break the tax revenue 
out by purpose (e.g., general operations, revenue- based obligations, debt 
by issue, contractual obligations, other) 

ii. For each year, compare the actual miscellaneous tax revenue with the 
Service Plan estimate for that year (if provided in Plan). If the Service 
Plan estimates are not available, indicate the same and report the actual 
taxes. 

l. Estimated Assessed Valuation of District at 100% Build-Out 
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i. Provide an updated estimate and compare this with the Service Plan 
estimate. 

m. Estimated Amount of Additional General Obligation Debt to be Issued by the 
District between the End of Current Year and 100% Build-Out. 

i. Provide an updated estimate based on current events. Do not include 
refunding bonds. 
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Referral Agency Response Report  Page 1 of 5 
Project Name: Bloom Metropolitan District Service Plan 
Project File #: SV2026-001 
Date Sent: 03/16/2026  Date Due: 03/31/2026 
 

Agency Date 
Received 

Agency Response Response Resolution 

Antelope Heights Metro 
District 

  No Response Received. No Response Required. 

Anthology West Metro 
Districts 2 - 6 

 03/18/2026 See Letter: No Comment.  No Response Required. 

AT&T Long Distance - 
ROW  

  No Response Received. No Response Required. 

Canyons Metro      
Districts 1-4  

  No Response Received. No Response Required. 

Canyons Metro District 7   No Response Received. No Response Required. 

Castle Oaks Metro District 
3 

  No Response Received. No Response Required. 

Castle Rock Fire and 
Rescue Department  

 03/26/2026 See Letter: No Comment. No Response Required. 

Cedar Hill Cemetery 
Association 

 03/17/2026 See Letter: No Comment.  No Response Required. 

CenturyLink    No Response Received. No Response Required. 

Chambers Commercial 
Center Business Improv 
District 

  No Response Received. No Response Required. 
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Referral Agency Response Report  Page 2 of 5 
Project Name: Bloom Metropolitan District Service Plan 
Project File #: SV2026-001 
Date Sent: 03/16/2026  Date Due: 03/31/2026 
 

Agency Date 
Received 

Agency Response Response Resolution 

Cherry Creek Basin Water 
Quality Authority  

03/17/2026 Received: 
The Cherry Creek Basin Water 
Quality Authority (Authority) 
acknowledges notification from 
Douglas County that the proposed 
development plans for SV2026-001 - 
Bloom Metropolitan District, New 
Service Plan have been or will be 
reviewed by Douglas County for 
compliance with the applicable 
Regulation 72 construction and post-
construction requirements. Based 
on the Authority’s current policy, the 
Authority will no longer routinely 
conduct a technical review and 
instead the Authority will defer to 
Douglas County’s review and 
ultimate determination that the 
proposed development plans 
comply with Regulation 72.  
If a technical review of the proposed 
development plan is needed, please 
contact 
LandUseReferral@ccbwqa.org. The 
review may include consultation 
with the Authority’s Technical 
Manager to address specific 
questions or to conduct a more 
detailed Land Use Review, if 
warranted. (verbatim). 

No Response Required. 

Cherry Creek South Metro 
District 4 - 11 

  No Response Received. No Response Required. 

Cherry Creek South Metro 
District No.1  

  No Response Received. No Response Required. 

Cielo Metro District   No Response Received. No Response Required. 

City of Castle Pines    No Response Received. No Response Required. 

Colorado Department of 
Transportation CDOT-
Region # 1  

 03/17/2026 See Letter: No Comment. 
 

No Response Required. 

Colorado Division of 
Water Resources  

 04/14/2026 See Letter: No comment on referral.  
 

No Response Required. 

Colorado Geological 
Survey  

03/23/2026 Received: No Comment (verbatim). No Response Required. 

Comcast    No Response Received. No Response Required. 

CORE Electric Cooperative  03/16/2026 Received: No Comment (verbatim). No Response Required. 
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Referral Agency Response Report  Page 3 of 5 
Project Name: Bloom Metropolitan District Service Plan 
Project File #: SV2026-001 
Date Sent: 03/16/2026  Date Due: 03/31/2026 
 

Agency Date 
Received 

Agency Response Response Resolution 

Crowfoot Valley Ranch 
Metro #1 & 2  

  No Response Received. No Response Required. 

Douglas County 
Addressing Analyst  

03/19/2026 Received: No Comment (verbatim). No Response Required. 

Douglas County Assessor  03/17/2026 Received: No Comment (verbatim). No Response Required. 

Douglas County Building 
Services  

03/18/2026 Received: 
Permit(s) required for all structures, 
please visit Douglas County's web 
site for requirements and contact 
303-660-7497 if you have any 
questions. (verbatim).  

This comment has been 
forwarded to the applicant. No 
Response Required. 

Douglas County 
Conservation District  

  No Response Received. No Response Required. 

Douglas County 
Engineering Services  

 03/16/2026 See Letter: Comments provided 
related to Street Exhibits and service 
plan language in Section VII.  

This comment has been resolved.  

Douglas County Health 
Department  

03/19/2026 Received: 
Water and Sewer Service - A will-
serve letter has been provided by 
Parker Water and Sanitation, dated 
April 19, 2021. DCHD is providing a 
favorable recommendation 
regarding the proposed method of 
sewage disposal assuming this letter 
is current and up to date. DCHD 
should be made aware of any 
changes to the water and sewer 
service needs of this plan. 
(verbatim). 

No Response Required. 

Douglas County Libraries    No Response Received. No Response Required. 

Douglas County Office of 
Emergency Management  

03/27/2026 Received: No Comment (verbatim). No Response Required. 

Douglas County School 
District RE 1  

  No Response Received. No Response Required. 

Douglas County Sheriff's 
Office  

  No Response Received. No Response Required. 

Douglas County Wildfire 
Mitigation  

  No Response Received.  No Response Required. 

Franktown FD    No Response Received. No Response Required. 

Hess Ranch Metro 
Districts 4 - 8 

  No Response Received. No Response Required. 

High Prairie Farms Metro 
District  

  No Response Received. No Response Required. 
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Referral Agency Response Report  Page 4 of 5 
Project Name: Bloom Metropolitan District Service Plan 
Project File #: SV2026-001 
Date Sent: 03/16/2026  Date Due: 03/31/2026 
 

Agency Date 
Received 

Agency Response Response Resolution 

Horse Creek Metropolitan 
District-Lanterns 
Metropolitan District  

  No Response Received. No Response Required. 

Horseshoe Ridge Metro 
Districts 1 - 3 

  No Response Received. No Response Required. 

Maher Ranch Metro 
District 4 

  No Response Received. No Response Required. 

Meadowlark Metro 
District 

  No Response Received. No Response Required. 

Mile High Flood District    No Response Received. No Response Required. 

Mountain View Electric 
Association  

03/16/2026 Received: 
This project is not in MVEA service 
territory (verbatim). 

No Response Required. 

Parker Water & Sanitation 
District  

03/17/2026 Received: 
Please note the will serve letter 
must be updated through the Parker 
Water District. The existing letter is 
out of date. (Service Request letter.) 
The property must be included into 
the Parker Water District.  
All inclusion documents must be 
completed prior to site approval, or 
District service plan. 
Please contact the PWSD 
engineering department with any 
questions. (verbatim). 

Staff spoke with PWSD to get 
clarification on their comments. 
PWSD clarified that PWSD will not 
provide service until the District is 
included into its service area. 
Inclusion into PWSD is subject to the 
PWSD’s Board approval and it’s rules 
and regulations. PWSD does not 
object to the Douglas County 
approvals prior to an approved 
inclusion to PWSD. This comment 
has been resolved.  

Pinery Commercial Metro 
Districts #1 & 2  

  No Response Received. No Response Required. 

Pinery Water and 
Wastewater District  

  No Response Received. No Response Required. 

Pinery West Metro District 
2-3  

  No Response Received. No Response Required. 

Pradera Homeowners' 
Association  

  No Response Received. No Response Required. 

Reata Ridge Village Metro 
District 1 - 2 

  No Response Received. No Response Required. 

Reata South Metro District    No Response Received. No Response Required. 

Robinson Ranch Metro 
District 

  No Response Received. No Response Required. 

RTD - Planning & 
Development Dept. 

 03/30/2026 See Letter: No Comments. No Response Required. 

Rural Water Authority of 
Douglas County  

  No Response Received. No Response Required. 

Scott Gulch Metro District   No Response Received. No Response Required. 
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Referral Agency Response Report  Page 5 of 5 
Project Name: Bloom Metropolitan District Service Plan 
Project File #: SV2026-001 
Date Sent: 03/16/2026  Date Due: 03/31/2026 
 

Agency Date 
Received 

Agency Response Response Resolution 

South Metro Fire Rescue  03/20/2026 Received: 
South Metro Fire Rescue (SMFR) has 
reviewed the provided documents 
and has no objection to the 
proposed metropolitan district 
service plan. (verbatim).  

No Response Required. 

Stone Creek Metropolitan 
District  

  No Response Received. No Response Required. 

The Pinery HOA    No Response Received. No Response Required. 

Town of Castle Rock  03/17/2026 Received: No Comment 
(verbatim). 

No Response Required. 

Town of Parker 
Development Review  

  No Response Received. No Response Required. 

Town of Parker Public 
Works  

03/17/2026 Received: No Comment 
(verbatim). 

No Response Required. 

Trails at Crowfoot Metro 
District 1 - 3 

  No Response Received. No Response Required. 

Valley View Metro District 
2 

  No Response Received. No Response Required. 

Village on the Green 
Metro District 1 

  No Response Received. No Response Required. 

Villages at Castle Rock 
Metro District 6 

  No Response Received. No Response Required. 

Xcel Energy-Right of Way 
& Permits  

 03/18/2026 See Letter: No apparent conflict.  No Response Required. 
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100 Third Street, Castle Rock, Colorado 80104 • 303.660.7460 

Planning Resources 

Department of Community Development 

www.douglas.co.us 

March 16, 2026  

 
Comments Due By: March 31, 2026 

File # / Name:  SV2026-001/ Bloom Metropolitan District
Request: Metropolitan District – New Service Plan

Information on the identified development proposal located in Douglas County is enclosed. 
Please review and comment in the space provided.

 No Comment
 Please be advised of the following concerns:

 

 

 

 

 See letter attached for detail.

Agency: Anthology West Metro Districts 2-6   Phone #: 720-213-6621

Your Name:  Justin Janca       Your Signature:
(please print) Date: 2026-03-18

You are encouraged to attend the hearing(s) in the Commissioner’s Hearing Room at 100 Third 
Street, Castle Rock.  The hearing date(s) may be obtained by calling 303-660-7460.  If you are 
unable to submit written comments by the due date or need additional materials/information, 
please contact this office.
 
Sincerely,  

DJ Beckwith 
Principal Planner 
 
Enclosure 
 

REFERRAL RESPONSE REQUEST 

X
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DJ Beckwith

From: FDPLANS <FDPLANS@crgov.com>
Sent: Thursday, March 26, 2026 8:26 AM
To: DJ Beckwith
Subject: RE: Douglas County eReferral (Project Number) Is Ready For Review

Hello, 
CRFD has no comments or concerns with the proposed project. 
 
 
Respectfully, 
 
Alayna Moore, CFM, FA 
Fire Prevention Officer 
 

 
Form Center • Request a Construction Inspection or Reinspect (crgov.com) 
 
 

 
 
Life Safety Division 
Castle Rock Fire and Rescue Department 
300 Perry Street 
Castle Rock, CO 80104 
303.663.3120 Office 
e-mail FPO@crgov.com 
  

 
An internationally accredited Fire/Rescue agency since 2012 
 
This email and any files transmitted with it may contain PRIVILEGED or CONFIDENTIAL information and may be read or used only by the intended 
recipient.  If you are not the intended recipient of the email or any of its attachments, please be advised that you have received this email in error and 
that any use, dissemination, distribution, forwarding, printing, or copying of this email or any attached files is strictly prohibited.  If you have received this 
email in error, please immediately purge it and all attachments, and notify the sender by reply email or contact the sender at the number listed. 
 

If you are unable to access any portion of this email or attachments due to a disability as defined under Colorado 
House Bill 21-1110 , we are here to help. Please call us at 303-663-4440, email the Town's accessibility team or 
submit an accommodation request form. 

 
 
 
 

 Caution: This email originated outside the organization. Be cautious with links and attachments.  
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From: dbeckwith@douglas.co.us <dbeckwith@douglas.co.us>  
Sent: Monday, March 16, 2026 3:17 PM 
To: Alayna Moore <AMoore@crgov.com> 
Subject: Douglas County eReferral (Project Number) Is Ready For Review 
 
There is an eReferral for your review. Please use the following link to log on to your account: 
https://apps.douglas.co.us/planning/projects/Login.aspx 
 
SV2026-001 - Bloom Metropolitan District, New Service Plan application 
 
This referral will close on Tuesday, March 31, 2026. 
 
If you have any questions, please contact me. 
 
Sincerely, 
DJ Beckwith  
Principal Planner  
100 Third Street 
Castle Rock, CO 80104 
303-660-7460 (main) 
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DJ Beckwith

From: Loeffler - CDOT, Steven <steven.loeffler@state.co.us>
Sent: Tuesday, March 17, 2026 10:25 AM
To: DJ Beckwith
Cc: Jessica Varner - CDOT
Subject: Re: Douglas County eReferral (Project Number) Is Ready For Review

Categories: Bloom MD Emails

DJ, 
 
We have reviewed the referral for the Bloom Metro Disrict, New Service Plan application and have no 
comments.  This is off of the state highway system. 
 
Thank you for the opportunity to review this referral. 

Steve Loeffler 
Permits Unit- Region 1 

 

P 303.757.9891  |  F 303.757.9053 
2829 W. Howard Pl. 2nd Floor, Denver, CO  80204 
steven.loeffler@state.co.us  |  www.codot.gov  |  www.cotrip.org 
  

  
 
 
 
On Mon, Mar 16, 2026 at 3:18 PM <dbeckwith@douglas.co.us> wrote: 
There is an eReferral for your review.  Please use the following link to log on to your account: 
https://urldefense.com/v3/__https://apps.douglas.co.us/planning/projects/Login.aspx__;!!PUG2raq7Ki
CZwBk!euT1ARFKqaKacizNDyvNWFWIFZ2QuMLo88X9Uzj4GCqJKNDuDjt6TPHhbqgSEJfwRH4P2UI_b5S
5HM0YOddHsabszaaFWg$  
 
SV2026-001 - Bloom Metropolitan District, New Service Plan application 
 
This referral will close on Tuesday, March 31, 2026. 
 
If you have any questions, please contact me. 
 

 Caution: This email originated outside the organization. Be cautious with links and attachments.  
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Sincerely, 
DJ Beckwith  
Principal Planner  
100 Third Street 
Castle Rock, CO 80104 
303-660-7460 (main) 
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DJ Beckwith

From: Eamon - DNR, Christopher <christopher.eamon@state.co.us>
Sent: Tuesday, April 14, 2026 9:07 AM
To: DJ Beckwith
Cc: Javier Vargas-Johnson - DNR
Subject: SV2026-001 SEO Referral Response

Dear DJ Beckwith, 
 
We have received your March 16, 2026 referral regarding the application for a new service plan for Bloom 
Metropolitan District. This service plan intends to provide the construction and maintenance related to 
services including but not limited to: water, storm sewer, sanitation and wastewater treatment, street 
improvements, traffic safety protection, parks and recreation, television relay and translation, mosquito 
control, and security services. 
 
This referral for the Bloom Metropolitan District , case no. SV2026-001, on 80 acres in the S 1/2 of the SW 
1/4 of Sec. 9, T7S, R66W, 6th P.M., does not appear to qualify as a "subdivision" as defined in section 30-
28-101(10)(a), C.R.S. Therefore, pursuant to the State Engineer's March 4, 2005 and March 11, 2011 
memorandums to county planning directors, this office only performed a cursory review of the referral 
information. Upon review, it appears that the proposed water supply source for the property is service 
provided by the Parker Water and Sanitation District. There is one permitted well on the subject property 
with permit no. 138031, which will not require any permitting action as a result of this new service plan. 
Therefore our office has no comments on this referral. 
 
If you have any questions or require additional information regarding this new service plan please reach 
out to me via email or at (303)-866-3581 Ext. 8264. 
 
Thank you, 
Christopher Eamon, E.I  
E.I.T II 

 
1313 Sherman St., Suite 818, Denver, CO 80203 
Christopher.Eamon@state.co.us | www.colorado.gov/water 

 Caution: This email originated outside the organization. Be cautious with links and attachments.  
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DJ Beckwith

From: Al Peterson
Sent: Tuesday, June 2, 2026 7:47 AM
To: DJ Beckwith
Subject: FW: Bloom Service Plan Question -  SB2026-001

DJ, 
 
My comments have been adequately addressed. 
 
AP 
 
From: Bradley Jackson <bjackson@douglasco.gov>  
Sent: Monday, June 1, 2026 10:18 AM 
To: Al Peterson <APeterso@douglasco.gov> 
Subject: Bloom Service Plan Question - SB2026-001 
 
Al, 
 
DJ Beckwith was looking for you regarding the Bloom Metro District Service Plan. 
 
Thanks, 
 
Brad Jackson, P.E. | Development Review Supervisor 
Douglas County Department of Public Works 
Engineering Services 
Address | 100 Third St., Castle Rock, CO 80104 
Main | 303-660-7490  Cell | 303-916-7675 
Email | bjackson@douglasco.gov 
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From: Heather Justus <HJustus@pwsd.org>  
Sent: Friday, May 15, 2026 10:48 AM 
To: Lauren Pulver <lpulver@douglasco.gov> 
Cc: DJ Beckwith <dbeckwith@douglasco.gov> 
Subject: RE: Bloom development referral question 
 

Hi Lauren, 
PWSD does not object to the Douglas County approvals prior to an approved inclusion to 
PWSD.  However, as we discussed approval to PWSD inclusion is subject to Board approval and to the 
Districts Rules and Regulations.   
 
Thanks, 
Heather  
 
Heather L. Justus, P.G. 
Water Resource Manager 
Office:  720.842.4225 | Cell: 720.869.6091  
hjustus@pwsd.org 
 

 

    
 
From: Lauren Pulver <lpulver@douglasco.gov>  
Sent: Friday, May 15, 2026 9:26 AM 
To: Heather Justus <HJustus@pwsd.org> 
Cc: DJ Beckwith <dbeckwith@douglasco.gov> 
Subject: RE: Bloom development referral question 
 

 
Hi Heather, 
 
Thanks for connecting on this. To clarify the referral comment, does Parker W&S object to the approval of 
the service plan prior to inclusion? 

 Caution: This email originated outside the organization. Be cautious with links and attachments.  
  

 Caution: This e-mail originated from outside of the organization. Please take care when clicking links 
or opening attachments. When in doubt, contact the IT Department  
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Thanks, 
Lauren  
 
Lauren Pulver | Planning Manager 
Douglas County Department of Community Development  
Planning Resources 
Address | 100 Third St., Castle Rock, CO 80104 
Direct | 303-814-4357    Main | 303-660-7460 
Email | lpulver@douglasco.gov 
  
NOTICE: Douglas County Planning does not charge “Approval” fees. Douglas County communicates through our official email accounts 
ending in @douglasco.gov; beware of phishing scams using similar addresses. If you have questions or concerns about the validity of 
an email or invoice, please call our Public Outreach and Assistance team at 303-660-7460 or email planning@douglasco.gov. 
  
 
call our Public Outreach and Assistance team at 303-660-7460 or email planning@douglasco.gov. 
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DJ Beckwith

From: Clayton Woodruff <Clayton.Woodruff@RTD-Denver.com>
Sent: Monday, March 30, 2026 2:13 PM
To: DJ Beckwith
Subject: RE: Douglas County eReferral (Project Number) Is Ready For Review

Follow Up Flag: Follow up
Flag Status: Flagged

CauƟon: This email originated outside the organizaƟon. Be cauƟous with links and aƩachments. 
 
 
RTD Comments 
 
Project Name:   Bloom Metropolitan District - SV2026-001 - 1st SubmiƩal 
 
Department      Comments 
Bus OperaƟons  No excepƟons 
Bus Stop Program        No excepƟons 
Commuter Rail   No excepƟons 
ConstrucƟon Management No excepƟons 
Engineering     No excepƟons 
Light Rail      No excepƟons 
Real Property   No excepƟons 
Service Development     No excepƟons 
Transit Oriented Development    No excepƟons 
UƟliƟes       No excepƟons 
This review is for Design concepts and to idenƟfy any necessary improvements to RTD stops and property affected by the 
design.  This review of the plans does not eliminate the need to acquire, and/or go through the acquisiƟon process of 
any agreements, easements or permits that may be required by the RTD for any work on or around our faciliƟes and 
property. 
 
C ScoƩ Woodruff 
Engineer III 
Capital Programs 
o. 303.299.2943 
m. 303-720-2025 
Clayton.woodruff@rtd-denver.com 
rtd-denver.com 
 
 
Regional TransportaƟon District 
1560 Broadway, Suite 700, FAS-72 
Denver, CO 80202 
 
We make lives beƩer through connecƟons. 
 
-----Original Message----- 
From: dbeckwith@douglas.co.us <dbeckwith@douglas.co.us> 
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Sent: Monday, March 16, 2026 3:17 PM 
To: Engineering <engineering@RTD-Denver.com> 
Subject: Douglas County eReferral (Project Number) Is Ready For Review 
 
There is an eReferral for your review.  Please use the following link to log on to your account: 
hƩps://apps.douglas.co.us/planning/projects/Login.aspx 
 
SV2026-001 - Bloom Metropolitan District, New Service Plan applicaƟon 
 
This referral will close on Tuesday, March 31, 2026. 
 
If you have any quesƟons, please contact me. 
 
Sincerely, 
DJ Beckwith 
Principal Planner 
100 Third Street 
Castle Rock, CO 80104 
303-660-7460 (main) 
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 Siting and Land Rights       
   Right of Way & Permits 

 
  1123 West 3rd Avenue 

  Denver, Colorado 80223 
  Telephone: 303.285.6612 

               violeta.ciocanu@xcelenergy.com 
 
 

 
March 18, 2026 
 
 
 
Douglas County Planning Services 
100 Third Street 
Castle Rock, CO 80104  
 
Attn: DJ Beckwith 
 
Re:   Bloom Metropolitan District, New Service Plan application  
 Case # SV2026-001 
 
Public Service Company of Colorado’s (PSCo) Right of Way & Permits Referral Desk 
has reviewed the above-mentioned application and currently has no apparent conflict.   
 
The property owner/developer/contractor must complete the application process for any 
new natural gas service via Building and Remodeling | Partner Resources | Xcel 
Energy. It is then the responsibility of the developer to contact the Xcel Designer 
assigned to the project for approval of design details.  
 
If additional easements need to be acquired by separate PSCo document, a Right-of-
Way Agent will need to be contacted by the Designer. 
 
As a safety precaution, PSCo would like to remind the developer to call the Utility 
Notification Center by dialing 811 for utility locates prior to construction.  
 
 
 
Violeta Ciocanu (Chokanu) 
Right of Way and Permits 
Public Service Company of Colorado dba Xcel Energy 
Office:  303-285-6612 – Email:  violeta.ciocanu@xcelenergy.com 
 
 
Although “branded” as Xcel Energy, the legal owner and operator of the utility facilities in Colorado is 
Public Service Company of Colorado. All utility facilities and related land rights, including fee property, 
easements, permits, etc., are owned by, operated by and held in the name of Public Service Company of 
Colorado, a Colorado Corporation. 
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Date: 
 

March 31, 2026 
 

To: 
 

Douglas County, Colorado 
  

Subject: Review of Proposed Service Plan for the Bloom Metropolitan District 
Hilltop Securities Inc. (“Hilltop”) has been engaged by Douglas County, Colorado (the “County”) to review 
the proposed Service Plan for the Bloom Metropolitan District (the “District”). 

Hilltop’s review is based on the assumptions provided by the Organizer and other publicly available 
information. Our report should not be viewed as an independent economic forecast or as a confirmation of 
assumptions for the cost of public infrastructure, real estate market, development cycles, current or 
projected property values, or construction and absorption of homes within the development.   

District Overview and Summary of the Service Plan 

The District will utilize a single district structure and the total Service Area of the District is approximately 
81 acres, all of which is expected to be utilized for residential development. At full build out, the Organizer 
anticipates the District will include 32 residential units that will be developed between 2027 and 2030, with 
an average home value of $3 million. The District’s projected assessed value at full build out for collection 
in 2032, assuming development is completed in 2030, is projected to be approximately $7.1 million.  

The Service Plan establishes a Maximum Total Mill Levy for the District of 60 mills, comprised of a debt 
service mill levy and operations and maintenance mill levy. The maximum levy for debt service is 50 mills 
and the maximum mill levy for operations and maintenance is 10 mills once a debt service mill levy is 
imposed. Prior to a debt service mill levy being imposed, the District is permitted to levy 60 mills for 
operations and maintenance. Both District mill levies are subject to adjustment to changes in the calculation 
of assessed value so that revenue will not be impacted, positively or negatively. The Service Plan states that 
while the District can adjust its mill levies higher to account for changes in assessed value calculations that 
would otherwise negatively impact District revenues, it is also required to adjust mill levies lower if 
adjustments are made to the calculation of assessed value that increase revenues solely from the change in 
calculation such that any adjustment is revenue neutral. 

The Service Plan limits the total amount of debt that can be issued by the District to $20 million. This debt 
limit is inclusive of all new money proceeds including funds allocated for project costs and costs of 
issuance. It is assumed that it is also inclusive of credit enhancements such as debt service reserve funds 
and capitalized interest funds, although it is not expressly stated in the Service Plan. The Service Plan 
requires that any individual series of bonds issued by the District have a maximum term of 30 years from 
the date of issuance including any refunding or refinancing. This language is somewhat unclear as it could 
be interpreted that all bonds related to an initial new money issuance must have a final term within 30 years 
of the original issuance or that each individual issuance could have its own 30-year term. In the latter 
scenario, the District could continue to perpetually refund an original bond issuance and restart the 30-year 
term at each refunding given there is no limit on time that the District may impose a debt service mill levy. 
The Service Plan does not include a period beyond which any debt issued by the District and still 
outstanding is required to be discharged nor does it include a period beyond which all debt of the District 
must be extinguished regardless of the amount outstanding. 

The Service Plan states that developer advances will be subordinate to general obligation bonds issued by 
the District, although it does not state if they will count towards the debt limit. It is assumed they do not, 
given the Service Plan estimates total advances of $38 million which is greater than the debt limit of $20 

 

Memorandum  
 

8055 E. Tufts Avenue, Suite 350 
Denver, CO 80237 

Mattie Prodanovic 
Senior Vice President  

(303) 248-2518 Direct Mattie.Prodanovic@hilltopsecurities.com 
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million. It is also notable that these advances are in excess of the estimated costs of development for the 
District noted in the Service Plan and described below. Additionally, the Service Plan notes that any 
developer advances remaining unpaid as of the expiration of the Maximum Debt Service Mill Levy term 
are deemed to be discharged. However, the Service Plan does not define the Maximum Debt Service Mill 
Levy term so the developer advances could remain outstanding as long as the District has debt outstanding 
which could be in perpetuity given there is no limit included in the Service Plan. The Service Plan notes 
that $18 million of these advances are not anticipated to be repaid, which implies $20 million will be repaid. 

The Service Plan limits the maximum voted interest rate on any debt to a maximum of 12.00% and interest 
rate on developer reimbursements is limited to the current Bond Buyer 20-Bond GO Index plus 4%. The 
Service Plan does not specify that interest on any debt or developer advances should be simple, meaning 
interest on obligations of the District is allowed to compound. The Service Plan limits the maximum 
underwriting discount to 5.00%. 

Proposed Financial Plan 

Operation and Maintenance 

The Service Plan estimates the first year’s operating budget of the District at $50,000 and organizational 
costs to be approximately $75,000. The Financial Plan shows revenues from the operations and 
maintenance mill levy are sufficient to pay the estimated first year’s operating budget beginning in 
collection year 2031. Prior to this time, the District may utilize developer advances to cover operating and 
organizational costs of the District.  

Debt 

The District currently estimates total costs of the improvements are approximately $20,818,833 as detailed 
in Exhibit D of the Service Plan, which was not included in Hilltop’s review. The Service Plan contains 
language that the District will need to submit materials for administrative review if there is an increase in 
these costs greater than 20% but less than 40%. If costs increase in excess of 40%, it will constitute a 
material modification of the Service Plan and will require review by the County.  The Financial Plan, 
included as Exhibit F, includes a bond issuance in 2026 in the aggregate par amount of $6,855,000 (the 
“Series 2026 Bonds”) and a subsequent issuance of bonds in 2036 in the aggregate par amount of 
$10,745,000 (the “2036 Bonds”). Proceeds from the Series 2026 Bonds will be used to fund capital 
improvements. Proceeds from the Series 2036 Bonds will be used to refund the outstanding Series 2026 
Bonds and to fund additional capital improvements. Both series of bonds while outstanding are expected to 
be repaid from pledged revenues from a debt service levy of 50 mills. The table below summarizes the key 
results of the projected Financial Plan. 

Projected Financing Results 
Series 2027 Bonds Series 2036 Bonds Total 

Par Issued $6,885,000 $10,745,000 $17,600,000 
Project Fund 
Deposit $4,773,650 $3,610,275 $8,383,925 

     New Money $6,885,000 $4,105,000 $10,990,000 
     Refunding $6,640,000 $6,640,000 

Other Use of 
Proceeds 

Surplus Fund 
Capitalized Interest (3 yrs) 
Cost of Issuance 

Cost of Issuance 
Reserve Fund 

The projected par amount of approximately $10.99 million is less than the debt limit in the Service Plan of 
$20 million. The estimated project fund deposit generated by the Series 2026 and Series 2036 Bonds of 
approximately $8.4 million is less than the estimated project costs of approximately $20.8 million. It is 
notable that this is considerably less than the estimated $20 million of developer advances noted in the 
Service Plan that are expected to be reimbursed. As noted previously, since there is no time period 
restricting debt issuances for the District, it could continue to issue additional bonds beyond the period 
shown in the Financial Plan as long as revenues are sufficient to support the obligation. 
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Capitalized interest funded with proceeds from the Series 2026 Bonds is used to pay debt service on the 
Series 2026 Bonds in collection years 2027 through 2029. The Financial Plan shows the accumulation of 
revenues into the Surplus Fund in collection years 2028 and 2029 in addition to the balance funded with 
proceeds from the Series 2026 Bonds. This results in a maximum balance of approximately $754,660 by 
the end of 2029 which is then drawn down in 2030 and 2031 to help cover interest payments on the Series 
2026 Bonds to a low of approximately $575,000 in 2031. Revenues from the bond mill levy are projected 
to cover debt service beginning in collection year 2032 with minimal deposits to the Surplus Fund occurring 
in 2032 through 2036 before the Series 2026 Bonds are refinanced. The balance of the Surplus Fund is then 
contributed towards the refunding in 2036.  

The Series 2036 Bonds are assumed to be issued in late 2036 to refund the Series 2026 Bonds and provide 
new money proceeds to reimburse the developer for project costs. The Series 2036 Bonds are structured to 
utilize all available projected revenues and are secured by a Debt Service Reserve Fund. The Financial Plan 
projects that revenues from the debt service mill levy are sufficient to pay debt service on the Series 2036 
Bonds through final maturity in 2066. This final maturity of the Series 2036 Bonds is 30 years from the 
original issuance of the Series 2036 Bonds but is 40 years from the original issuance of the Series 2026 
Bonds.  

Financial Plan Assumptions 

The Financial Plan makes certain assumptions regarding the structure and interest rates of each of the 
proposed issuances and the actual results will be different from the submitted Financial Plan based on what 
the market conditions are at each time of issuance. The table below summarizes these key assumptions. 

 

 

 

 

 

 

The interest rate assumption for the Series 2026 Bonds is lower than what would typically be assumed for 
comparable credits and the coverage ratio of 1.00x for both transactions is not consistent with how similar 
transactions have historically been structured. The ability to achieve the lower interest rate and coverage 
ratios will be subject to investor interest at the time of issuance.  If, at the time of issuance, the interest rate 
or credit structure of the District’s bonds are different than what is currently assumed in the Financial Plan, 
the District may generate more or less project funds than the amount currently shown.  

Conclusion  

As is true with sample financial projections included in any Service Plan for metropolitan districts, these 
financial projections do not constitute a commitment to construct any residential development, nor do they 
obligate the Organizer to begin new construction on any specific timetable. The actual implementation of 
the debt program may vary significantly from the projections in the Financial Plan. The timing, amounts, 
and interest rates of the planned debt issuances will be subject to market conditions and to the credit analysis 
performed at the time of issuance by third-party investors. The ability to issue debt in the future will also 
depend on the level of development achieved within the District, and on the rate of taxes imposed by the 
District in relationship to the limits created by the Service Plan. 

Given the assumptions in the Financial Plan, it is reasonable that the District will be capable of 
extinguishing all bonds within the parameters established in the Service Plan. The actual amount the District 
will be able to borrow for the initial costs of the public improvements will be impacted by changes in these 
assumptions, market conditions, and investor demand between now and the time of issuance. 

 

Summary of Financial Plan Assumptions 
Lien Structure  Series 2026 Bonds Series 2036 Bonds 
Interest Rate 5.00% 4.00% 
Debt Service Coverage 1.00x 1.00x 
Final Maturity / Term 2056 (30 Years) 2066 (30 Years) 
Structure Current Interest Current Interest 
Rating / Credit Non-Rated Investment Grade 
Biennial Reassessment   
      Residential 6.00% 6.00% 
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100 Third Street | Castle Rock, Colorado 80104 | 303.660.7460 | www.douglasco.gov 

Department of Community Development 

May 28, 2026 

Megan Murphy, Esq.  
WBA Local Government Law 
2154 East Commons Avenue, Suite 2000 
Centennial, CO 80112 

Re:  Bloom Metropolitan District – New Service Plan 
[Project File No. SV2026-001] 

Dear Ms. Murphy, 

The following schedule has been set for the above referenced application: 

ACTION DATE 
Application stamped complete, 
Department of Community 
Development 

5/28/2026 

PC meeting 6/15/26, 6:00 pm 

BCC meeting to set hearing date 7/14/26, 1:30 pm 

BCC hearing 7/28/26, 2:30 pm 

BCC adopts resolution of approval or 
provides reason for denial 7/28/26, 2:30 pm 

All meetings will be held in the Board of County Commissioners’ Hearing Room at 100 Third 
Street, Castle Rock. 

Please note some additional deadlines for this application; the staff report for the Board of 
County Commissioners hearing is to be mailed on July 16, 2026. The final version of the Service 
Plan, as it is to be delivered to the Board, should be provided to our office by Monday, July 13, 
2026. 

To ensure the applications are processed and heard according to the above schedule, it will be 
important for you to provide and comply with the following requirements. 
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A. NOTICING

State Statutes require public notice for the Board of County Commissioners hearing.  The
Douglas County Service Plan Review Procedures (“Review Procedures”) require the
applicant to fulfill the following noticing requirements.  Please also refer to Section 32-1-
204, C.R.S. for further information:

1. Newspaper Noticing

A notice needs to be published in the Douglas County News-Press at least 20 days
before the BCC hearing.  The notice shall include the date, time, location, purpose
of the hearing, and a general description of the land contained within the
boundaries of the metropolitan district and information outlining methods and
procedures pursuant to Section 32-1-203 (3.5), C.R.S., concerning the filing of the
petition for exclusion of territory.  See the relevant section of the State Statutes
and the Review Procedures for further explanation of this last issue.

Please provide Planning Services with a copy of the draft notice before it is sent to
the newspaper for publishing so we can confirm all information is included.

2. Existing Surrounding Municipalities and Special Districts

A written notice must be sent to “the governing body of any existing municipality
or special district which has levied an ad valorem tax within the next preceding tax
year and which has boundaries within a radius of three miles of the proposed
special district boundaries” (Section 32-1-204 (1), C.R.S., as amended).

This notice needs to state the date, time and location of the Board of
Commissioners’ public hearing.  This notice must be sent out at least 20 days prior
to the Board’s hearing.  Please provide Planning Services with a copy of the above
draft notice and a list of the municipalities or special districts prior to mailing the
notice.

3. Property Owners

Pursuant to Section 32-1-204(1.5), C.R.S., not more than 30 days or less than 20
days prior to the Board of County Commissioners hearing, a notice stating the
date, time, location, and purpose of the Board of Commissioners public hearing, a
reference to the type of special district, maximum mill levy, if any, or stating that
there is no maximum that may be imposed by the proposed special district, and
procedures for the filing of a petition for exclusion pursuant to Section 32-1-
203(3.5), C.R.S., as amended, shall be sent to the owners of property within the
proposed special district as listed on the records of the County Assessor.
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Please note that Planning Services maintains its interpretation that public notice 
requirements as described within State statutes are applicable to this request. 
Based upon the identified Board of County Commissioners’ hearing date of 
Tuesday, July 28, 2026 public notice to all property owners within the boundaries 
of the districts is required to be mailed between June 28 and July 8, 2026. 

B. AFFIDAVIT OF NOTICE

Once the above noticing has been completed, an affidavit of publication will be required
from the Douglas County News-Press to verify that the notice was published.  In addition,
the Department of Community Development will need an affidavit of notice stating that
the other two noticing requirements have been completed.  These affidavits must be
delivered to the Department of Community Development not less than five (5) business
days prior to the Board of County Commissioners’ hearing.

C. RESOLUTION

The applicant needs to provide the Department of Community Development a copy
(electronic only is acceptable) of the resolution(s) by July 13, 2026, in time for the July 28,
2026, Board of County Commissioners’ hearing.

Any revisions to the Service Plan pursuant to the conditions of approval that may be in the staff 
report for July 28, 2026, hearing will need to be provided prior to the Board hearing of the same 
date. 

If you have any questions on the above requirements, please call the undersigned at (303) 660-
7460. 

Sincerely, 

DJ Beckwith  
Principle Planner 

cc: Lauren Pulver, Planning Manager 
Christopher Pratt, Managing County Attorney 
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We have gotten clarification from Parker Water and Sanitation District on their comment (see email 
below).  
 
With this cleared up we are ready to move forward. 
 
You are welcome to submit your formal applicaƟon.  
 
Please mail your formal applicaƟon to: 
Department of Community Development c/o DJ Beckwith. 
100 Third Street 
Castle Rock, CO 80104 
 
Ensure that you include hardcopies of the completed applicaƟon sheet, legals boundary with map, complete 
service plan, and the $500 applicaƟon fee. 
 
Do you have any specific hearing dates that you would like to aim for?  
 
The earliest we can get things scheduled are as follows: 

 PC MeeƟng: June 15th  
 Hearing to Set the Date: July 14th  
 BOCC Hearing: July 28th  

 
The next set of dates would be: 

 PC MeeƟng: July 6th  
 Hearing to Set the Date: July 28th  
 BOCC Hearing: August 11th 

 
Let me know if you want to shoot for either of these sets of dates or a different set of dates. 
 
Thank you! 
 
 
All the best,  
DJ Beckwith |  Principal Planner  
Douglas County Department of Community Development  
Planning Resources 
Address | 100 Third St., Castle Rock, CO 80104 
Direct | 303-814-4330    Main | 303-660-7460 
Email |dbeckwith@douglasco.gov 
 

NOTICE: Douglas County Planning does not charge “Approval” fees. Douglas County communicates through our official email accounts 
ending in @douglas.co.us; beware of phishing scams using similar addresses. If you have questions or concerns about the validity of 

an email or invoice, please call our Public Outreach and Assistance team at 303-660-7460 or email planning@douglasco.gov. 
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100 Third Street | Castle Rock, Colorado 80104 | 303.660.7460 | www.douglas.co.us 

Department of Community Development 

April 7, 2026 

Megan J. Murphy, Esq. 
WBA, PC 
2154 East Commons Avenue, Suite 2000 
Centennial, CO 80122 

Re: Bloom Metro District New Service Plan 
Project File No. SV2026-001 

Dear Ms. Murphy 

Thank you for the submittal of the Bloom Metropolitan District New Service Plan. We have 
completed the presubmittal review of the service plan and have comments as stated below. 
Additionally, copies of referral agency comments received to date are enclosed. 

General Formatting Comments: 

1. In the first sentence of the Executive Summary, please add the district name.

2. In the third paragraph of the Executive Summary, please correct the word “appliable” to
“applicable”.

3. Ensure throughout the Service Plan consistent usage of either Special District Act or
Control Act.

4. Pursuant to C.R.S. 32-1-202, please provide the maximum term for the imposition of a
debt service mill levy in Section X. D. of the service plan.

5. In Section VI, first sentence, update the language to “Estate Residential”.

6. In Section VI, second sentence, please add the current assessed value of the property or
explain the reason for stating the value is at zero.

7. In Section VIII, Services, Facilities, and Improvements, please address the following:

 In Section VIII. A. 1 and 3, please provide additional language explicitly stating
that the District will not provide these services and narrow the language to
include only the powers necessary for the District to build infrastructure but not
provide water and sanitation services directly.

 In Section VIII. A. 2,3, 5, & 6, explain the reason for the additional language that
all improvements shall be in accordance with water and service provider’s
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criteria. This may only be applicable for water and sanitation and wastewater 
treatment improvements.  

 In Section VIII. A. 10, if the District anticipates initially providing security services,
a letter from the Douglas County Sheriff’s Office confirming consent to the
Security Services Provision will be required with the service plan application.

 Please clarify if the District will be providing fire protection services. If yes, a
letter from South Metro Fire consenting to overlapping services will be required.

8. In Section XI, please provide clarification for removing the first sentence of the second
paragraph from the County’s template service plan.

9. In Section XII, please add a date to serve as a deadline for which the District will submit
its annual report.

10. In Section XVIII. 2, staff requests the first sentence be changed to, “The County has not
provided the property within the District with public improvements…”

11. Please provide clarification for the exclusions of the Exhibits J, K, L, & M.

Referral Agency and County Consultant Comments: 

1. Please address the comment provided by Parker Water & Sanitation District.

2. Please address comments provided by Douglas County Engineering Services.

3. Please address comments provided by Douglas County Building Services.

County staff will provide any additional comments received. If you have any questions on the 
above requirements, please call the undersigned at (303)-660-7460. 

Sincerely, 

DJ Beckwith 
Principal Planner 

Cc: Lauren Pulver, Planning Manager  
Chris Pratt, Managing County Attorney 
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DJ Beckwith

From: Megan J. Murphy <mmurphy@wbapc.com>
Sent: Monday, June 1, 2026 10:08 AM
To: DJ Beckwith; Alyssa Rios
Cc: Lauren Pulver; Christopher Pratt; Darah Fuller; Samantha Johnson
Subject: RE: PWSD Comment and Next Steps 
Attachments: Notice of Public Hearing for Service Plan, 2026-06-01 

[MPYN33HZYXW7-1378234988-131].docx

Thank you, DJ. 
 
Attached for your review and comment is the proposed notice of public hearing. Our plan is to publish and mail 
this notice on July 2nd. The deadline to submit for publication is June 25th.  
 
 

 
 
Megan J. Murphy (She | Her | Hers) 

Shareholder 
Phone: 303.858.1800 
Direct Dial: 720.866.8028 
www.wbapc.com  
 
CONFIDENTIALITY AND PRIVILEGE NOTICE: The information contained in this email message, and any files transmitted with it, may be 
privileged, confidential, and exempt from disclosure under applicable law. This email message is intended only for the use of the individual(s) or entity(ies) to 
whom it is addressed. If the reader of this message is not the intended recipient, or the employee or agent responsible to deliver it to the intended recipient, 
you are hereby notified that any dissemination, distribution or copying of this email is strictly prohibited. If you have received this email in error, please notify 
us immediately by telephone or by reply email and delete the message and any copies from your computer. 

 

From: DJ Beckwith <dbeckwith@douglasco.gov>  
Sent: Thursday, May 28, 2026 10:25 AM 
To: Alyssa Rios <arios@wbapc.com>; Megan J. Murphy <mmurphy@wbapc.com> 
Cc: Lauren Pulver <lpulver@douglasco.gov>; Christopher Pratt <cpratt@douglasco.gov>; Darah Fuller 
<dfuller@wbapc.com>; Samantha Johnson <sjohnson@wbapc.com> 
Subject: RE: PWSD Comment and Next Steps  
 
Good Morning Megan and Alyssa,  
 
The Bloom service plan application has been submitted to the Clerk and Recorder’s oƯice.  
 
I have attached the schedule letter with the agreed upon  hearing dates. 
 
Let me know if you have any questions.  
 
 

 Caution: This email originated outside the organization. Be cautious with links and attachments.  
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From: Megan J. Murphy <mmurphy@wbapc.com>  
Sent: Monday, May 18, 2026 10:50 AM 
To: DJ Beckwith <dbeckwith@douglasco.gov> 
Cc: Lauren Pulver <lpulver@douglasco.gov>; Alyssa Rios <arios@wbapc.com>; Christopher Pratt 
<cpratt@douglasco.gov>; Darah Fuller <dfuller@wbapc.com>; Samantha Johnson <sjohnson@wbapc.com> 
Subject: RE: PWSD Comment and Next Steps  

Thank you, DJ. 

We will submit the formal application, including the $500 fee, this week. 

Please mark us down for the following schedule: 
 PC MeeƟng: June 15th

 Hearing to Set the Date: July 14th

 BOCC Hearing: July 28th

Thanks, 
Megan 

Megan J. Murphy (She | Her | Hers) 

Shareholder 
Phone: 303.858.1800 
Direct Dial: 720.866.8028 
www.wbapc.com  

CONFIDENTIALITY AND PRIVILEGE NOTICE: The information contained in this email message, and any files transmitted with it, may be 
privileged, confidential, and exempt from disclosure under applicable law. This email message is intended only for the use of the individual(s) or entity(ies) to 
whom it is addressed. If the reader of this message is not the intended recipient, or the employee or agent responsible to deliver it to the intended recipient, 
you are hereby notified that any dissemination, distribution or copying of this email is strictly prohibited. If you have received this email in error, please notify 
us immediately by telephone or by reply email and delete the message and any copies from your computer. 

From: DJ Beckwith <dbeckwith@douglasco.gov>  
Sent: Friday, May 15, 2026 1:26 PM 
To: Megan J. Murphy <mmurphy@wbapc.com> 
Cc: Lauren Pulver <lpulver@douglasco.gov>; Alyssa Rios <arios@wbapc.com>; Christopher Pratt 
<cpratt@douglasco.gov>; Darah Fuller <dfuller@wbapc.com>; Samantha Johnson <sjohnson@wbapc.com> 
Subject: PWSD Comment and Next Steps  

Hello Megan, 

We have gotten clarification from Parker Water and Sanitation District on their comment (see email 
below).  

Caution: This email originated outside the organization. Be cautious with links and attachments. 

Some people who received this message don't often get email from dbeckwith@douglasco.gov. Learn why this is important 
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Megan J. Murphy 
Shareholder 

303-858-1800 
mmurphy@wbapc.com 

 

2154 E. Commons Ave., Ste. 2000    |    Centennial, CO  80122    |    P 303.858.1800     F 303.858.1801    |    wbapc.com 
 

April 29, 2026 

VIA EMAIL 
Douglas County 
Mr. DJ Beckwith 
Principal Planner 
lpulver@douglas.co.us 

 

 

 Re: Bloom Metro District New Service Plan 
  Project File No. SV2026-001 
  Response Letter No. 1 
 
Dear Mr. Beckwith: 

 WBA, PC serves as counsel to Affinity Holdings, LLC (the “Applicant”) in regards to the 
submittal of the Bloom Metropolitan District New Service Plan. We have received your letter 
dated April 7, 2026 (the “Letter”). Below and enclosed with this letter are the Applicant’s 
responses to the Letter. 

General Formatting Comments: 

1. In the first sentence of the Executive Summary, please add the district name. 

Response: This change has been made to the Service Plan. 

2. In the third paragraph of the Executive Summary, please correct the word 
“appliable” to “applicable”. 

Response: This change has been made to the Service Plan. 

3. Ensure throughout the Service Plan consistent usage of either Special District Act or 
Control Act. 

Response: The County’s Model Service Plan includes the Special District Act and the Control Act 
as defined terms in Section XVI. 

“Control Act: Part 2 of Title 32 (Special Districts) of the Colorado Revised Statutes 
(C.R.S.), which outlines review procedures for service plans for a special district 

Special District Act: C.R.S. § 32-1-101, et seq., as amended” 
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We deleted the defined term Control Act because it is more specific than the Special District Act 
and was only used in Section I. 

4. Pursuant to C.R.S. 32-1-202(2)(o), please provide the maximum term for the 
imposition of a debt service mill levy in Section X. D. of the service plan. 

Response: New language has been added in Section X.D. that provides a maximum term of 40 
years for the debt service mill levy with optional extension if the Board is comprised of residents 
and the refinancing is for net present value savings. 

5. In Section VI, first sentence, update the language to “Estate Residential”. 

Response: This change has been made to the Service Plan. 

6. In Section VI, second sentence, please add the current assessed value of the property 
or explain the reason for stating the value is at zero. 

Response: The Service Plan has been updated to show the correct assessed value of the property 
which is $680 based on Parcel 2349-093-00-001 and Parcel 2349-093-00-002. 

7. In Section VIII, Services, Facilities, and Improvements, please address the following: 

a. In Section VIII. A. 1 and 3, please provide additional language explicitly 
stating that the District will not provide these services and narrow the 
language to include only the powers necessary for the District to build 
infrastructure but not provide water and sanitation services directly. 

Response: New language has been added in Section VIII.A. 1 and 3 that clarifies the District will 
not be providing these services directly. 

b. In Section VIII. A. 2,3, 5, & 6, explain the reason for the additional language 
that all improvements shall be in accordance with water and service provider’s 
criteria. This may only be applicable for water and sanitation and wastewater 
treatment improvements. 

Response: That language has been removed from Section VIII.A 2, 3, 5, & 6. 

c. In Section VIII. A. 10, if the District anticipates initially providing security 
services, a letter from the Douglas County Sheriff’s Office confirming consent 
to the Security Services Provision will be required with the service plan 
application. 

Response: The District does not anticipate initially providing security services so Section 
VIII.A.10 has been removed from the Service Plan. 
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d. Please clarify if the District will be providing fire protection services. If yes, a 
letter from South Metro Fire consenting to overlapping services will be 
required. 

Response: The District does not anticipate providing fire protection services so Section VIII.A.9 
has been removed from the Service Plan. 

8. In Section XI, please provide clarification for removing the first sentence of the 
second paragraph from the County’s template service plan. 

Response: We are requesting to remove the template sentence which reads as follows, “Such 
advances, which the Board is obligated to appropriate on an annual basis, shall count against the 
maximum allowable debt limit under the Service Plan and may be repaid by the District from bond 
proceeds or other legally available sources of revenue.” This sentence needs to be removed because 
it requires annual appropriation obligations to count against the total debt limit which is inaccurate. 
If an obligation is subject to annual appropriation, then it is by its terms not required to be repaid 
in the same way or subject to the same conditions as debt which is by its terms not subject to annual 
appropriation. Only those obligations which are not subject to annual appropriation should count 
against the total debt limit. 

Additionally, the template language could be interpreted to count developer advances twice under 
the total debt limit. For example, if the developer advanced $1M to the District under a 
reimbursement agreement subject to annual appropriation, the template language would count the 
$1M against the total debt limit. If the District later issued debt in the form of bonds to repay the 
developer $1M, the template language would count that as another $1M against the total debt limit. 
This creates the scenario where $1M was advanced and repaid but $2M was counted against the 
total debt limit. 

9. In Section XII, please add a date to serve as a deadline for which the District will 
submit its annual report. 

Response: The Service Plan has been updated to read “October 1.” 

10. In Section XVIII. 2, staff requests the first sentence be changed to, “The County has 
not provided the property within the District with public improvements…” 

Response: This change has been made to the Service Plan. 

11. Please provide clarification for the exclusions of the Exhibits J, K, L, & M. 

Response: See table below. 

Exhibit J (Advance and Reimbursement 
Agreement) 

Included with this response. 
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Exhibit K (Intergovernmental Agreements) Removed from Service Plan because there are 
no applicable intergovernmental agreements. 

Exhibit L (Annual Report Requirements) Included in Service Plan and relettered to 
Exhibit K. 

Exhibit M (District Court Decree) Included in Service Plan and relettered to 
Exhibit L. 

Referral Agency and County Consultant Comments: 

1. Please address the comment provided by Parker Water & Sanitation District. “Please 
note the will serve letter must be updated through the Parker Water District. The 
existing letter is out of date. (Service Request letter.) The property must be included 
into the Parker Water District. All inclusion documents must be completed prior to 
site approval, or District service plan. Please contact the PWSD engineering 
department with any questions. (verbatim).” 

Response: Enclosed with this response is a letter from Douglas County Department of Community 
Development granting a deferral of the submittable requirement for evidence of inclusion of the 
Bloom Preliminary Plan property into the Parker Water and Sanitation District. Please advise how 
the approved deferral applies, if at all, to the Service Plan submission. 

2. Please address comments provided by Douglas County Engineering Services. “See 
Letter: Comments provided related to Street Exhibits and service plan language in 
Section VII.” 

a. Please complete all Exhibits and associated Cost Estimates. 

Response: All Exhibits and associated Cost Estimates are complete.  

b. In Section VII, Item #2 – Storm Sewer, please finish the last paragraph with 
the final sentence; “All improvements shall be at No cost to Douglas County.” 

Response: Note: Storm Sewer and Streets are in Section VIII not Section VII of the Service Plan.  
Section VIII. 2 has been updated to include, “All improvements shall be at no cost to the County.” 

c. In Section VII, Item #4 – Street Improvements, please finish the last paragraph 
with the final sentence; “All improvements shall be at No cost to Douglas 
County.” 
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Response: Note: Storm Sewer and Streets are in Section VIII not Section VII of the Service Plan. 
Section VIII. 4 has been updated to include, “All improvements shall be at no cost to the County.” 

d. On the BLOOM Overall Street Exhibit, please add a dimensioned street cross 
section for the proposed Urban Local Tyle II Street. 

Response: The BLOOM Overall Street Exhibit has been updated to include the dimensioned street 
cross section for the proposed Urban Local Tyle II Street. 

e. On the BLOOM Overall Street Exhibit, it is not clear if this service plan 
intends to include the construction of the west half of Bayou Gulch Road across 
the east frontage of this lot. It is the County’s responsibility to cause these 
improvements to Bayou Gulch to occur. 

Response: The BLOOM Overall Street Exhibit has been updated to remove the cyan highlighting 
on the west half of Bayou Gulch Road. 

1. Please address comments provided by Douglas County Building Services. “Received: 
Permit(s) required for all structures, please visit Douglas County's web site for 
requirements and contact 303-660-7497 if you have any questions. (verbatim).” 

Response: The Applicant acknowledges the comment provided by Douglas County Building 
Services.  

Sincerely, 

WBA, PC 

Megan J. Murphy 
Shareholder 

Enclosures  
 
With a copy to:  
Lauren Pulver, Planning Manager 
lpulver@douglas.co.us  
Chris Pratt, Managing County Attorney  
cpratt@douglas.co.us  
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Planning Resources 
Address | 100 Third St., Castle Rock, CO 80104 
Direct | 303-814-4330    Main | 303-660-7460 
Email | dbeckwith@douglas.co.us 
 

NOTICE: Douglas County Planning does not charge “Approval” fees. Douglas County communicates through our official email accounts 
ending in @douglas.co.us; beware of phishing scams using similar addresses. If you have questions or concerns about the validity of 
an email or invoice, please call our Public Outreach and Assistance team at 303-660-7460 or email planning@douglas.co.us. 

 
 
 
From: Megan J. Murphy <mmurphy@wbapc.com>  
Sent: Thursday, February 12, 2026 12:50 PM 
To: Lauren Pulver <lpulver@douglas.co.us> 
Cc: Tate Crosby <tcrosby@wbapc.com>; Alyssa Rios <arios@wbapc.com>; Michael Pesicka <mpesicka@douglas.co.us>; 
Cayd Bader <caydb@affinholdings.com>; DJ Beckwith <dbeckwith@douglas.co.us> 
Subject: Bloom MD - Service Plan Presubmittal 
 

Hi Lauren, 
 
I am writing to submit the presubmittal items for Bloom MD.  Below are links to the documents for your review and 
consideration. My client, Cayd Bader, has been working with Mike Pesicka on the planning side of things. They are 
both copied on this submittal so we are on the same page.  
 
Please let us know when you are available for a call or meeting to discuss. Thanks! 
 

 bloom Metropolitan District Service Plan, 2026-02-12.docx 
 Exhibit H I - Able-to-Serve Letter, 2021-05-05.PDF 
 Exhibit F - Bloom MD Financial Plan, 2022-02-12.pdf 
 Exhibit E - Map of Improvements, 2026-02-02.pdf 
 Exhibit D - Cost of Improvements, 2026-02-10.pdf 
 Exhibit C - District Boundary Map, 2025-09-04.pdf 
 Exhibit B - Legal Description, 2025-09-04.pdf 

Exhibit A - Vicinity Map, 2025-07-09.pdf 
Cover Letter for Bloom MD, 2026-02-12.pdf 

 Application for Bloom MD, 2026-02-03.pdf 
 
Thanks, 
Megan 
 
 

 
 
Megan J. Murphy (She | Her | Hers) 

Shareholder 
Phone: 303.858.1800 
Direct Dial: 720.866.8028 

 Caution: This email originated outside the organization. Be cautious with links and attachments.  
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  Littleton, CO 80120 
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Memorandum 
 

To:  Bloom Metropolitan District. 
From:  King & Associates, Inc. 
Date:  March 19, 2026 
RE:  Bloom Metropolitan District – Service Plan Market Analysis. 
 
RESIDENTIAL ABSORPTION, VALUATION & APPRECIATION ASSESSMENT 
 
SCOPE 
 

King & Associates, Inc. has been retained by Bloom Metropolitan District (the “District”) to 

provide an assessment of absorption and valuation potential pertaining to residential 
development planned in the District as well as an analysis of residential appreciation potential 
within the District. To complete the assessment, development related factors such as: 
demographics and employment have been analyzed within Metropolitan Denver along with 
building trends, competitive projects, and pricing trends in a defined trade area.   
 
DEVELOPMENT PROGRAM 
 

• Planned development in the District, located in unincorporated Douglas County, is 
anticipated to include 32 detached custom homes. 

• Planned development in the District is anticipated to absorb over a five-year period 
(2027 - 2031) with average absorption equaling approximately 7 units per year. 

• Estimated sales prices in the District are anticipated to average $3,000,000 per unit, on 
1.0 acre to 1.5 acre lots. 

• The following table outlines absorption and valuation for planned residential 
development in the District. 

 
Bloom Metropolitan District  
Development (Absorption) Schedule 
 

Product Type Average  
Value 2027 2028 2029 2030 2031 Total 

Single-family Detached Absorption (units) 

Custom Homes $3,000,000 2 6 8 8 8 32 

Total   2 6 8 8 8 32 
 

Source: Bloom Metropolitan District. 
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DEVELOPMENT AREA 
 

Bloom Metropolitan District is located in unincorporated Douglas County, Colorado, northwest of 
the Scott Ave and Bayou Gulch Rd intersection. The following map depicts the general location 
of the District. 
 
Bloom Metropolitan District - Locator Map 
 

 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Source: King & Associates, Inc. 
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TRADE AREA 

• A trade area that includes Douglas County has been determined as the primary area 
from which the majority of anticipated new homebuyers in the District currently reside. 

 
DEMOGRAPHIC FORECASTS 

• For demographic forecasts, a trade area has been defined as Douglas County, which 
includes the District. 

• Trade area population is projected to increase from 401,211 to 443,733 residents from 
2025 - 2031, equaling growth of 7,087 residents per year and a corresponding 1.69% 
average annual growth rate. 

• During the same period (2025 - 2031), the number of households in the defined trade 
area is projected to grow by 3,319 each year (2.10% annually), increasing from 150,130 
in 2025 to 170,041 in 2031. 

 
EMPLOYMENT TRENDS & FORECASTS 

• Denver - Aurora, MSA (metropolitan statistical area) employment growth has been 
strong the past several years, with average employment increasing by 38,278 per year 
from 2010 through 2019. 

• In 2019, 35,400 jobs were added in the Denver - Aurora, MSA reflecting annual 
employment growth of 2.40% from the previous year. 

• The unemployment rate in the Denver - Aurora, MSA decreased from 9.10% at year-end 
2010 to 2.60% at the end of 2019. 

• During March of 2020, employment levels in the Denver - Aurora, MSA began to decline 
and was a result of the Covid-19 outbreak, however, employment in the Denver - Aurora, 
MSA has rebounded significantly, surpassing pre-pandemic employment levels (before 
March 2020). 

• Denver - Aurora, MSA employment levels decreased by approximately 180,000 jobs 
when comparing year-end 2019 levels to the April 2020 low; however, as of December 
2025 (extent of available data), employment levels in the Denver - Aurora, MSA have 
increased by approximately 288,000 (21.2%) jobs since the April 2020 low. 

• Unemployment in the Denver - Aurora, MSA reached its highest level in April 2020 
(12.4%); however, as of December 2025, the unemployment rate stands at 3.60%. 

• The State of Colorado has forecast employment in the Denver - Aurora, MSA to increase 
by an average of 26,562 jobs per year from 2024 to 2034, equaling a 1.51% average 
annual growth rate.  

• See graph below summarizing employment trends in the Denver - Aurora, MSA. 
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Denver - Aurora, MSA Employment Trends 
 

 
 

Source: Colorado Division of Labor and Employment. 
Note: 2025 data through December. 
 
RESIDENTIAL HOUSING TRENDS 
 

Building Permits 

• Single-family building trends have been reviewed to assess new home construction 
activity in Metropolitan Denver and unincorporated Douglas County. 

 

Metropolitan Denver 

• Metropolitan Denver single-family detached building trends have averaged 8,477 units 
per year from 2019 through YTD 2026. 

• During 2026 (through January), single-family detached building permits in Metropolitan 
Denver totaled 339 units, representing a decrease of 44.3% from single-family detached 
building permits issued through the same period in 2025 (609 permits). 

• Single-family detached building activity in Metropolitan Denver has equaled an average 
of 8,477 units annually from 2019 through YTD 2026 (through January) and has 
accounted for 38.1% of overall building permits during the review period. 

• Single-family detached building activity peaked in Metropolitan Denver at 10,692 permits 
during 2021 and single-family detached building activity was the lowest in 2025 at 5,938 
building permits. 

• Continued decreased detached building activity reflects a post-Covid normalization in 
residential construction due to rising interest rates and construction costs.  
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Unincorporated Douglas County 

• Building permit data for the trade area is not available, however, building permit trends 
within unincorporated Douglas County have been reviewed. 

• Unincorporated Douglas County single-family detached building trends have averaged 
931 units per year from 2019 through YTD 2026 (through January). 

• During 2026 (through January), detached building activity in unincorporated Douglas 
County totaled 36, representing a 60.9% decrease from the 92 permits issued through 
the same period in 2025. 

• Single-family detached building activity in unincorporated Douglas County has equaled 
an average of 931 units annually from 2019 through YTD 2026 and accounted for 67.6% 
of overall building permits during the review period.  

• Single-family detached building activity peaked in unincorporated Douglas County at 
1,319 permits during 2021 and single-family detached building activity was the lowest in 
2025 at 574 building permits. 

• See table below summarizing Metropolitan Denver and unincorporated Douglas County 
building permit trends. 

 

Metropolitan Denver & Unincorporated Douglas County  
Residential Building Permit Trends 
 

Building Permit 
Trends 2019 2020 2021 2022 2023 2024 2025   

YTD YTD YOY 

2025 2026 % Δ 

Metro Denver       

Detached 9,565 9,714 10,692 8,133 7,745 7,922 5,938  609 339 -44% 

Attached 3,507 3,177 4,397 4,859 3,179 2,406 2,103  196 114 -42% 

Multi-family 9,806 10,669 15,097 13,722 8,818 7,090 8,324  250 315 26% 

Total 22,878 23,560 30,186 26,714 19,742 17,418 16,365  1,055 768 -27% 

                

% Detached 42% 41% 35% 30% 39% 45% 36%  58% 44%   

                

Unincorporated Douglas County       

Detached 967 963 1,319 1,071 736 927 574  92 36 -61% 

Attached 157 132 252 397 251 132 70  4 0 -100% 

Multi-family 23 134 284 721 236 374 0  0 0 0% 

Total 1,147 1,229 1,855 2,189 1,223 1,433 644  96 36 -63% 

                

% Detached 84% 78% 71% 49% 60% 65% 89%  96% 100%   

                        
 

Source: Home Builders Association of Metro Denver. 
Note: Year-to-date building permit data through January. 
 
 
 
 
 

Bloom Metropolitan District New Service Plan 
Project File: SV2026-001 
Planning Commission Staff Report Page 185 of 202



Bloom Metropolitan District 
 

King & Associates, Inc.      Page 6 
 

Existing Home Sales - Metropolitan Denver & Douglas County 
 

• Existing single-family detached home sales provide an indication of residential market 
supply and demand trends with data provided for the Metropolitan Denver and Douglas 
County. 

 
Metropolitan Denver - Detached 

• In 2024, detached sales in Metropolitan Denver totaled 39,381 homes, representing an 
increase of 6.1% from the 37,102 detached sales that were registered in 2023. 

• In 2025, detached sales in Metropolitan Denver totaled 40,606 homes, representing an 
increase of 3.1% from the 39,381 detached sales that were registered in 2024. 

• From 2019 through 2025, the average home price in Metropolitan Denver increased 
(45.8%) from approximately $515,000 to $751,000 per unit. 

• From 2019 through 2025, the number of active listings (supply) in Metropolitan Denver 
ranged from a year-end level of 1,801 homes in 2021 to 7,784 units in 2025. 

• Months of supply of inventory in Metropolitan Denver has varied over the past several 
years from 2.3 at year-end 2025 to 0.4 at year-end 2021. 

• Through February of 2026 (extent of available data), average sale prices decreased 
(3.8%) to $707,284 per unit (compared with an average sales price of $734,848 through 
February 2025), sales volume decreased (4.7%) to 4,661 units (compared with 4,893 
sales through February 2025) and months supply of inventory equaled 2.5 (compared 
with 2.9 in February 2025). 

 
Douglas County - Detached 

• Detached home sales in Douglas County have averaged 6,286 units annually from 2019 
through 2025, with 5,855 sales recorded in 2025. 

• During 2025, detached home sales in Douglas County were up 8.2% when compared 
with sales in 2024 (5,410).  

• Average single-family detached home prices have increased by 50.6% from 
approximately $585,000 in 2019 to approximately $881,000 in 2025. 

• Year-end active listings (supply) have averaged 675 homes from 2019 through 2025. 
• As of year-end 2025, there were 920 active listings in Douglas County, which was down 

(16.5%) from the 1,102 active listings in year-end 2024. 
• Through February of 2026 (extent of available data), average sales prices decreased 

(2.8%) to $854,686 per unit (compared with an average sales price of $879,455 per unit 
through February 2025), sales decreased (2.9%) to 676 (compared with 696 sales 
through February 2025) and months supply decreased to 2.2 (compared with 2.6 in 
February 2025). 
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New Home Sales - Market Summary 
 
Douglas County New Home Sales Trends 

• New home sales (detached and attached) in Douglas County totaled 14,498 units from 
2020 through Q4 2025, equaling annualized sales of approximately 2,416 per year.  

• Since 2020, detached new home sales in Douglas County have totaled 11,860 units, 
averaging approximately 1,977 units per year (201 units per month). 

• The average price of single-family detached homes sold in Douglas County during 2025 
(through Q4 2025) equaled $964,437 per unit. 

• Since 2020, attached new home sales in Douglas County have totaled 2,638 units, 
averaging approximately 440 units per year (37 units per month). 

• The average price of single-family attached homes sold in Douglas County during 2025 
(through Q4 2025) equaled $581,243 per unit. 

 
Custom Home Sales - Market Summary  
 
Douglas County - Custom Home Sales Trends 

• Custom new home sales and resales (sales price above $2,250,000) have been 
reviewed in Douglas County since 2020. 

• Custom new home sales and resales (detached) in Douglas County totaled 303 units 
from 2020 through Q4 2025, equaling average sales of approximately 51 units per year.  

• The number of custom detached new home sales has grown from 6 units in 2020 to 21 
units in 2025, equaling sales growth of 250% since 2020. 

• Further, custom detached resales have grown (100%) from 22 resales in 2020 to 44 
resales in 2025. 

• During the review period (2020 - Q4 2025), the average price of custom detached new 
home sales and resales equaled $3,039,529. 

• Further, during 2025 (through Q4), the average price of custom detached new home 
sales and resales equaled $3,144,883. 

• See table below summarizing sales and average price trends for custom new homes 
and custom resales. 
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Custom New Home Sales and Resales Trends 
 

Year 2020 2021 2022 2023 2024 2025 Total 

New Home Sales (Custom - $2.25M+) 

Sales 6 9 15 19 18 21 88 

Average Price $2,907,849  $3,111,821  $3,146,069  $2,601,970  $2,666,550  $2,769,380  $2,820,873  

Resales (Custom - $2.25M+) 

Sales 22 33 39 31 46 44 215 

Average Price $2,815,966  $3,053,011  $3,175,486  $3,101,780  $3,125,660  $3,324,100  $3,129,026  
 

Source: Zonda (MetroStudy), REcolorado, King & Associates, Inc. 
Note: Resale data has been reviewed since custom new homes sales can be understated due to 
homebuyers and developers purchasing finished or unfinished lots and managing vertical construction 
after a deed has transferred between lot seller and buyer. 
 
Custom Home Sales - Comparable Projects Summary 
 

Douglas County - Comparable Custom Home Projects (New Home) 

• Custom new home subdivisions in the trade area were reviewed to provide a basis for 
sales and pricing trends. 

• Custom new home sales have been defined by a sale price above $2.25 million per unit.  
• Specifically, pricing and sales performance during 2025 was reviewed in order to assess 

current market conditions. 
• The eight custom home subdivisions that recorded sales during 2025 include: 

• Castle Pines, Escavera, Fox Hill, Metes and Bounds, Pinery, Pradera, Ravenna 
and Vivant. 

• During 2025, custom new home sales totaled 21 units with sale prices ranging from $2.3 
million per unit to $4.8 million (average of $2.8 million per unit). 

• Further, during 2025, the average lot size equaled 0.85 acres and the average home 
size equaled 4,722 square feet. 

• See table below summarizing sales and average price trends for custom new home 
subdivisions during 2025. 
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Custom New Home Sales (2025) - Comparable Projects Summary 
 

Subdivision Sales 
Price Average Building  

Size 
Lot  
Size 

Low High Average $ / SF Average Average 

Castle Pines 9 $2,300,241  $3,034,438  $2,567,862  $459  5,598 0.30 

Escavera 2 $2,700,000  $2,770,000  $2,735,000  $532  5,140 0.37 

Fox Hill 1 $2,450,000  $2,450,000  $2,450,000  $872  2,810 1.91 

Metes & Bounds 1 $4,752,244  $4,752,244  $4,752,244  n/a n/a 1.39 

Pinery 2 $2,350,000  $2,388,599  $2,369,300  $373  6,354 0.94 

Pradera 3 $2,468,364  $4,285,855  $3,170,591  $860  3,687 2.33 

Ravenna 2 $2,650,000  $3,000,000  $2,825,000  $890  3,174 0.31 

Vivant 1 $2,473,618  $2,473,618  $2,473,618  $579  4,273 1.67 

Total / Average: 21     $2,769,380  $559  4,660 0.85 
 

Source: Zonda (MetroStudy), King & Associates, Inc. 
 

Douglas County - Comparable Custom Home Projects (Resales) 

• Resale information pertaining to custom homes in existing subdivisions within the trade 
area were reviewed to provide an additional basis for sales and pricing trends. 

• Recorded new home sales information pertaining to custom homes can be understated 
due to homebuyers and developers purchasing finished or unfinished lots and managing 
vertical construction after a deed has transferred between lot seller and buyer. 

• Custom resales have been defined by a sale price above $2.25 million per unit. 
• Specifically, pricing and sales performance during 2025 was reviewed in order to assess 

current market conditions. 
• The twelve custom home subdivisions that recorded sales during 2025 include: 

• Castle Pines, Colorado Golf Club, Fox Hill, Perry Park, Pradera, Ravenna, 
Roxborough, Vivant, BackCountry, Diamond Ridge, Pinon Soleil and Puma 
Ridge. 

• During 2025, custom resales totaled 44 units with sale prices ranging from $2.4 million 
per unit to $8.5 million (average of $3.3 million per unit). 

• Further, during 2025, the average lot size equaled 1.25 acres and the average home 
size equaled 7,273 square feet. 

• See table below summarizing sales and average price trends for the resale subdivisions 
during 2025. 
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Custom Resales (2025) - Comparable Projects Summary 
 

Subdivision Sales 
Price Average Building  

Size 
Lot  
Size 

Low High Average $ / SF Average Average 

Castle Pines 24 $2,400,000  $8,500,000  $3,381,208  $441  7,782 1.21 

Colo. Golf Club 3 $3,025,000  $3,730,000  $3,437,000  $465  7,413 1.74 

Pradera 3 $2,388,599  $2,750,000  $2,535,654  $371  7,141 1.43 

Ravenna 3 $2,935,000  $6,000,000  $3,966,667  $584  6,680 0.81 

Fox Hill 2 $2,450,000  $3,036,951  $2,743,476  $464  5,893 1.73 

Roxborough 2 $2,385,000  $2,496,500  $2,440,750  $697  3,635 1.02 

Pinon Soleil 2 $2,375,000  $3,500,000  $2,937,500  $446  6,532 1.00 

Perry Park 1 $2,450,000  $2,450,000  $2,450,000  $379  6,458 2.01 

Vivant 1 $2,400,000  $2,400,000  $2,400,000  $379  6,331 1.50 

BackCountry 1 $5,650,000  $5,650,000  $5,650,000  $689  8,199 0.84 

Diamond Ridge 1 $5,400,000  $5,400,000  $5,400,000  $567  9,528 1.30 

Puma Ridge 1 $3,150,000  $3,150,000  $3,150,000  $457  6,898 0.90 

Total / Average: 44     $3,324,100  $467  7,273 1.25 
 

Source: REcolorado, King & Associates, Inc. 
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Residential Valuation Assessment 
 

Custom Homes 

• The average value of single-family detached custom homes planned in the District is 
estimated at $3,000,000 per unit, on 1.0 acre to 1.5 acre lots. 

• Anticipated residential values in the District are viewed as reasonable given the following 
factors: 

• During 2025, custom new home sales in the trade area had an average lot size 
of 0.85 acres per subdivision (ranging from 0.30 to 2.33 acres per subdivision) 
and an average sale price of $2.8 million per unit. 

• Further, during 2025, custom resales in the trade area had an average lot size of 
1.25 acres per subdivision (ranging from 0.81 to 2.01 acres per subdivision) and 
an average sale price of $3.3 million per unit. 

• Given typical floor area ratios and building trends for custom home development 
in the trade area, anticipated values in the District are consistent with those of 
custom homes on similarly sized lots in the trade area. 

 
Appreciation Trends 

• The Zillow Inc. Home Value Index has been used to review local Parker (zip code 
80134) residential real estate market area trends and the S&P / CoreLogic Case-Shiller 
Home Price Index has been used to review regional Denver - Aurora - Lakewood, MSA 
residential real estate market area trends. 

• From January 2016 through January 2026, the Home Value Index in the Parker (zip 
code 80134) market area increased from approximately $411,000 to $668,000, equaling 
appreciation of 4.97% annually. 

• During the Q4 1995 through Q4 2025 time period, the Denver - Aurora - Lakewood, MSA 
Home Price Index has increased by an annual rate of 5.31% and provides an excellent 
measure of home price appreciation trends during the past thirty-year period. 
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HOUSING DEMAND & ABSORPTION ASSESSMENT 
 

Housing Demand Forecast 

• Trade area housing demand has been projected through 2031, utilizing previously 
presented household forecasts for the trade area (data provided by State of Colorado 
Demography Office) as well as resale / new home sale trends in the trade area (data 
provided by REcolorado and Zonda).  

• Per the State of Colorado Demography Office, households demanded in the trade area 
is forecast to average 3,319 per year through 2031. 

• Further, from 2020 through Q4 2025, detached new home sales in the trade area 
averaged 1,977 homes per year and attached new home sales in the trade area 
averaged 440 per year. 

• Based on previously presented household forecasts (per State of Colorado Demography 
Office) and new home sale trends in the trade area (per Zonda), overall demand is 
forecast to total 3,250 households per year.1 

• Of the total 3,250 units demanded annually, single-family detached housing demand is 
forecast to total 1,950 units per year. 

• Detached housing demand totaling 1,950 units per year (approximately 60% of 
forecast household demand) has been based upon recent building permit trends 
and detached new home sale trends. 

• Further, custom residential demand has been forecast based upon custom new home 
sales trends in the trade area (per Zonda) as well as custom resales in the trade area 
(per REcolorado). 

• Since 2020, custom new home sales have totaled 88 units, averaging approximately 15 
units per year. 

• Since 2020, custom resales have totaled 215 units, averaging approximately 36 units 
per year. 

• Based on recent custom home sale trends (new home and resale), custom demand is 
forecast to range from 25 to 50 units per year, and average approximately 37 units 
annually. 

 
Absorption Assessment (Capture Rate Calculation) 

• Anticipated residential development in the District has been compared with trade area 
housing demand. 

• The relationship between anticipated development and forecast demand results in a 
capture rate, which is the share of development anticipated in the District compared to 
forecast demand in the trade area. 

• The capture rate for custom units in the District equals 17.3% of forecast annual trade 
area custom housing demand during the 2027 through 2031 absorption years. 

 
1 Overall household demand has been adjusted upward to account for multi-family (apartment) 
construction. 
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• The capture rate for custom homes planned in the District is assessed as reasonable 
given the District’s premier location (Crowfoot Valley corridor) in Douglas County, which 
is an established area for custom home development.  

• See table below summarizing trade area residential demand and the District’s capture 

rate calculation. 
 

Bloom Metropolitan District 
Custom Demand & Capture Rate Calculation 
 

Residential Demand Forecast & Absorption Assessment 

Residential Demand Forecast 

  Annual Demand  
2025 - 2031 

% of 
Total 

 

Total Residential Demand 3,250 100.0%  

Detached Demand 1,950 60.0%  

Custom Home Demand 37 1.1%  

Absorption Assessment  

Custom Homes  

Planned Custom Home Development 32  

Average Annual Absorption (2027 - 2031) 6.4  

Average Annual Custom Home Capture Rate 17.3%  

  

Source: King & Associates, Inc. 
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SUMMARY & CONCLUSION 

• Single-family custom home development totaling 32 units in Bloom Metropolitan District 
has been addressed in this report. 

• Single-family custom homes planned in the District are anticipated to absorb from 2027 
through 2031 with an estimated average value of $3,000,000 per unit (on 1.0 acre to 1.5 
acre lots). 

• Planned custom home development in the District is anticipated to capture 
approximately 17% of custom home development during the five-year absorption period 
(2027 - 2031). 

• The District has several positive characteristics which will likely support planned 
development: 

• The District is located near major employment opportunities (Denver Tech 
Center, Sky Ridge Medical Center, Charles Schwab Headquarters), regional 
shopping (Outlets at Castle Rock, Park Meadows) and recreation areas (Daniel’s 

Park and Douglas County Open Space Parks). 
• Further, the District is well located near major roadways including I-25, South 

Parker Rd, and E-470. 
• The District is located in an established area for custom new home development, 

with Pradera, Pinery and Vivant located in close proximity to the District. 
• King & Associates, Inc. has reviewed and analyzed trade area residential market 

conditions, along with project data provided by the District, and concludes that the 
absorption schedule and average residential value estimates for Bloom Metropolitan 
District are reasonable. 

• Further, based on review and analysis of residential appreciation trends in the Parker 
(zip code 80134) and Denver - Aurora - Lakewood, MSA housing market areas, King & 
Associates, Inc. views the ongoing appreciation rate pertaining to the actual value of 
residential units in the District at 3.00% through 2066 as reasonable.  
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DISCLAIMER 
 

King & Associates, Inc. has reviewed real estate market conditions in Metropolitan Denver as 
well as a defined trade area to assess development potential in the project area of Bloom 
Metropolitan District. Readers of this report should understand that real estate market conditions 
are dynamic and that unforeseen factors can have a negative impact, sometimes materially, on 
market conditions in the region, trade area and the project. The findings and conclusion put forth 
within this report are based on information and market conditions as of its date and should not 
be interpreted as a guarantee of development potential and ultimate project performance. 
Further, King & Associates, Inc. has based its assessment and conclusions pertaining to 
projected development plans and actions provided by the District and the project’s developer. 

To the degree that development plans in the District change, projected absorption timing and 
rates may also be impacted as well. 
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1999 Broadway 
Suite 1470 

Denver, Colorado  80202-9750 

303.321.2547   fax 303.399.0448 
www.bbcresearch.com   

bbc@bbcresearch.com 

 

MEMORANDUM 

To: DJ Beckwith, Lauren Pulver, Douglas County Department of Community 
Development 

From: Michael Verdone, BBC Research & Consulting 

Re: Bloom Metropolitan District Market Analysis Review 

Date: April 6, 2026 

 

Findings 

BBC Research & Consulting reviewed the assumptions, methodology, and findings of the 

referenced Bloom Metropolitan District Service Plan Market Analysis prepared by King & 

Associates Inc., as well as the Service Plan prepared by WBA, PC. BBC’s review analyzed the 

study’s conclusions regarding market price, price appreciation, and absorption, with attention to 

the financial feasibility of the proposed Bloom Metropolitan District (“the District”) in Douglas 

County, Colorado. 

 The Market Analysis assumes an average home price of $3.0 million. This is supported 

by recent custom home sales in Douglas County and appears reasonable, provided the 

proposed homes are comparable in size, quality, and location to those observed in the 

market.  

 The Market Analysis assumes long-term price appreciation of 3.0 percent annually 

based on historical averages over 5.0 percent. Data suggest that near-term market 

conditions may be less robust than historical trends would imply, which supports the 

Market Analysis’ use of a conservative annual appreciation rate of 3.0 percent. 

 The Market Analysis assumes absorption of 32 homes over five years (approximately 

seven homes per year), representing about 17 percent of annual custom home 

demand. Despite the inherent uncertainty surrounding future market dynamics, we 

find the Market Analysis’ absorption projections to be a plausible estimate firmly 

grounded in historical data. 

BBC’s review found the data, analysis, and conclusions of the Market Analysis to be reasonable, 

indicating the District is positioned to generate sufficient revenue for its proposed debt 

obligations. However, as with any forward-looking projection, these findings are subject to 

standard market volatility, and past performance does not guarantee future results. 
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Background 

BBC Research & Consulting (BBC) has been asked to review the assumptions, methodology, and 

findings of the referenced Market Analysis prepared by King & Associates Inc. in March 2026. In 

addition, BBC also reviewed information in the Service Plan for the District, prepared by WBA, 

PC. The review is intended to provide a third-party objective evaluation to inform the creation of 

the proposed Bloom Metropolitan District.  

The District is proposed to comprise 32 single family homes situated on lots ranging in size from 

1.0 to 1.5 acres. Figure 1 provides summary information regarding the proposed District.  

Figure 1. 
Overview of Proposed Bloom Metropolitan District in Douglas County, Colorado 

 
Source: Bloom Metropolitan District Service Plan; BBC Research & Consulting. 

 

Figures 2 and 3 provide geographic context for the District, located approximately six miles 

south of Parker. 

Figure 2. 
Approximate Location of Proposed Bloom Metropolitan District in Douglas County, Colorado 

 
Source: King & Associates Inc. 

 

Developer: 6244 N Crowfoot Valley Road LLC

Organizer: Affinity Holdings, LLC

Housing Product Mix: 32 for-sale single-family detached homes

Average Home Value Assumptions: $3,000,000

Aggregate Home Value Assumptions: $96,000,000

Planned Public Improvements: $20,818,833

First Issuance Anticipated $6,855,000

Home Construction Start: 2026
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Figure 3. 
Location of Proposed Bloom Metropolitan District, West of Bayou Gulch Road 

 
Note: The location of the proposed Bloom Metropolitan District is marked with a grey geolocation pin. 

Source: Google Maps, BBC Research & Consulting. 

Scope of Review 

BBC reviewed the data and assumptions used to estimate housing values and absorption rates in 

the Market Analysis prepared by King & Associates Inc. as well as the Service Plan prepared by 

WBA, PC. Our review focused on three primary factors that directly influence the District’s 

ability to service its debt obligations:  

▪ Market price. 

▪ Price appreciation.  

▪ Absorption. 
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Each of these factors plays a critical role in determining the timing and magnitude of revenues 

generated through property development, which ultimately support repayment of bonds or 

other financing mechanisms. 

While developers influence base pricing through design and quality, achievable prices are 

ultimately constrained by recent comparable sales and the competitive landscape. Furthermore, 

projecting future appreciation and the pace of sales (i.e., absorption) introduces inherent 

uncertainty because actual performance depends on macroeconomic factors, such as interest 

rates, inflation, and supply and demand.  

The standard approach to mitigating this uncertainty is to apply conservative forecasting 

assumptions, such as adjusting historical long-run averages downward to build in a margin of 

error. This conservatism is crucial. If market conditions shift or absorption occurs more slowly 

than projected, revenue generation will be delayed, potentially impairing the District’s ability to 

meet its financial obligations. 

The remainder of this memorandum summarizes BBC’s review and findings. 

Primary Trade Area 

The Market Analysis defines the primary trade area as Douglas County, which serves as the 

source for all data regarding comparable sales, appreciation, and absorption rates. Figure 4 

shows a satellite view of Douglas County, encompassing unincorporated areas as well as 

municipalities including Castle Rock, Parker, and Castle Pines.  

Figure 4. 
Bloom Metropolitan District Primary Trade Area, Douglas County, Colorado 

 
Source: Google Maps. 
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Pricing 

Unit values. The Market Analysis analyzed custom home sales data from 2020 through 2025 

for all homes with a sale price above $2.25 million, including new home sales and existing home 

sales. The data included comparable custom new home sales from eight Douglas County 

subdivisions: Castle Pines, Escavera, Fox Hill, Metes and Bounds, Pinery, Pradera, Ravenna and 

Vivant. Custom home resales from twelve Douglas County subdivisions were also included in the 

Market Analysis.  

Figure 5 summarizes sales volume and prices across approximately 300 home sales from 2020 

through 2025 as reported by the Market Analysis. Over this time period, custom new home sales 

had an average sale price of $2.8 million and custom home resales an average sale price of $3.1 

million. Lot sizes for the home sales shown in Figure 5 range from an average of 0.85 to 1.25 

acres, which is comparable to (or smaller than) the proposed district’s estimated lot size of 1.0 

to 1.5 acres. 

Figure 5. 
Market Analysis Data on Custom New Home Sales and Resales in Douglas County, 2020-2025 

 
Source: King & Associates Inc. 

From BBC’s perspective, these comparable sales provide a reasonable basis for projecting the 

proposed unit pricing. The proposed pricing generally falls within the observed range of recent 

custom home sales in the trade area. If the homes delivered in the District are comparable in 

size, quality, and location to those included in the analysis, the assumed average price of 

$3,000,000 appears reasonable. However, at this high-end segment of the market, the primary 

risk lies in execution. Without detailed product specifications to review, we must simply assume 

that the developer can successfully deliver the architectural design, scale, and premium finishes 

required to match the quality of the comparables. 

To add additional context, BBC also reviewed recent high-value residential sales using Douglas 

County Assessor data, which confirms that transactions at or above this price point are 

occurring within the broader market. Over the past three years, an average of approximately 68 

homes per year were sold in the $3 to $4 million price range in Douglas County. While this 

dataset may include some homes outside the Market Analysis definition of custom home sales, it 

nevertheless indicates that the market is supporting transactions at this price level and 

generally corroborates the pricing assumptions used in the Market Analysis. 
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Price appreciation. The Market Analysis’ price appreciation projections are based on long-

term historical appreciation trends. Using the Zip code in which the District is located, annual 

growth rates have averaged approximately 5.0 percent, and in the broader Denver-Aurora-

Lakewood MSA they have averaged 5.3 percent. Based on these trends, the Market Analysis 

concludes that a future biennial appreciation rate of 6.0 percent is reasonable (i.e., 3.0 percent 

per year). 

Still, recent data presented in the Market Analysis indicates home prices have softened in early 

2026, with modest year-over-year declines observed in both Metropolitan Denver and Douglas 

County. In addition, national data released by the U.S. Census Bureau in March 2026 indicates 

that the average sales price of new homes in January 2026 was 3.6 percent below the level 

observed in January 2025, reflecting some weakening in housing prices at the national level. 

This suggests that near-term market conditions may be less robust than historical trends would 

imply, which supports the Market Analysis’ use of a conservative annual appreciation rate of 3.0 

percent.  

Absorption 

The Market Analysis assumes that the 32 planned custom homes will be absorbed over a five-

year period (2027–2031), equating to an average absorption rate of approximately seven units 

per year (Figure 6). 

Figure 6. 
Bloom Metropolitan District Absorption Schedule 

 
Source: King & Associates Inc. 

The Market Analysis estimates total custom home demand in the trade area based on recent 

sales trends. The study forecasts that custom home demand in the Primary Trade Area will 

average approximately 37 units per year. Based on this estimate, the proposed development 

would capture approximately 17 percent of the Primary Trade Area’s annual custom home 

demand (Figure 7). 
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Figure 7. 
Demand Forecast and Absorption Assessment, Bloom Metropolitan District 

 
Source: King & Associates Inc. 

The Market Analysis provides a robust assessment of long-term demand trends, identifying an 

average of approximately 37 custom home sales per year at this price point within Douglas 

County. Based on this demand, the District’s projected absorption of seven units per year 

represents a capture rate of roughly 17 percent. While the demand analysis is sound, validating 

an absorption rate inherently requires understanding future supply, a variable that is difficult to 

forecast, and which the Market Analysis does not detail. 

If the District enters the market as one of three to five developments each bringing five to seven 

comparable units to market annually, capturing roughly one-fifth of the available demand is a 

reasonable assumption. Conversely, if competing supply outpaces these levels, the District may 

struggle to achieve its price and absorption targets within a more saturated environment.  

Working to the District's advantage, recent building permit data indicates a cooling in 

residential construction since the 2021 peak. While this points to a broader market slowdown, it 

importantly suggests a constrained pipeline of future competing supply. Because softer overall 

demand is likely to be offset by a lack of new competing product, the District's path to achieving 

its market share remains viable. Therefore, despite the inherent uncertainty surrounding future 

market dynamics, we find the Market Analysis’ absorption projections to be a plausible estimate 

firmly grounded in historical data. 
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