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Dear Members of the House Transportation & Local Government 

Committee,  

Thank you for your service to the State of Colorado.  

I want to share my concern with HB22-1363 and ask for a no vote on this 

legislation. 

I am the Entitlement Director of the Sterling Ranch Development 

Company. Sterling Ranch has been the number one bestselling master 

planned development in the Denver metro area for the last two years.  

I would request that you do not support this legislation. 

Housing costs are already increasing rapidly in Colorado and the 

provisions within this legislation will negatively impact the ability to 

provide attainable housing. This legislation is a one size fits all mandates 

for cities and counties and does more harm than good.  

Of most concern is the requirement that zoning be approved at the time 

of the district organization is unreasonable. And requiring all service 

plans to have preliminary construction drawings and narratives is not 

feasible, especially for a development with a long build out. Sterling 

Ranch has improvements that may be constructed 20 years in the future. 

In many instances, districts determine that a monthly operation is 

needed later in the project. Additionally, many districts like water, 

sanitation and fire determine these based on usage and adjust these 

annually to meet their needs and to respond to inflationary factors. 

Colorado is a local control state, local land-use decisions should reside 

with the city or county. 

Thank you again from your service to the State of Colorado. I would ask 

you to vote no on this legislation.  

With Respect, 

 

Susan Beckman  

 

 



Testimony—4/26/2022 

 My name is Fayre Ruszczyk and I am a member of Coloradans for Metro district Reform.  I have 

chosen to offer an example of what happens once a Metro District gets rubber stamp approval by local 

city or county officials and a district judge to address the abuses outlined in section 6 of Representative 

Weissman’s bill, HB22-1363.  The people who originally approve the service plans never see what 

happens after they approve them in the first and subsequent elections. 

 

Dakota Ridge Townhomes 5081 S. Robb St—Meritage  

Original service plan was instituted on 9/28/2021 for the purpose of doing infrastructure such as street 

improvements, landscaping improvements, storm sewer improvements, safety protection 

improvements, mosquito control services, and covenant enforcement services.  There will be 72 

homes.  See map, Exhibit 1. Following completion, the district intends to own, operate and maintain all 

internal streets, including paving.   At build out, the assessed valuation is expected to be $2,188,735.  

The builder estimates the anticipated costs of the Public Improvements is $5,036,948.52, far exceeding 

the expected assessed valuation after buildout.   The anticipated proceeds from the issuance of bonds 

available to pay for the Public Improvements is $1,675,411.00, which represents approximately 33.26% 

of the cost of the Public Improvements. The service plan states that a maximum of $3.5 million be 

submitted to the electors in their first election with anticipated debt of $2.608 million.  Exhibit 2 The 

District anticipates approval of election questions authorizing the District to collect, retain, and spend 

the full amount of all taxes, tap fees, facility fees, service charges, inspection charges, administrative 

charges, grants, or any other fee, rate, toll, penalty, or charge authorized by law to be imposed or 

collected by the District, and any other revenues or income lawfully received by the District during 

2021 and each year thereafter, without limitation, by the revenue and spending limits of Article X, 

Section 20 of the Colorado Constitution, the limits imposed on increases in property taxation by 

Section 29-l-30I, C.R.S., or any other law which purports to limit the District's revenues or expenditures. 
Page (See Local Government Filings - Service Plan | Colorado Department of Local Affairs)  Open service plan.   

  The public improvements listed in the service plan pertain to streets, sanitation, water, park 

and rec facilities (a dog park), landscaping, transportation (for public transportation facilities which 

are non-existent in the site plan), television relay and transmission, security with authorization from 

Jeffco sheriff, fire protection (West Metro handles this), safety protection improvements (traffic 

control equipment and signage), mosquito control (Denver 43rd in nation).  My metro district has 

never done anything with regards to mosquitos. My comment here is that this is a high price for 

infrastructure for a neighborhood of 72 townhomes.  Based on the current prices (4/14/2022) the 

base prices are from a low of $510,000 to a high of $557,000. This is before purchasers add upgrades.  

The Board of Directors for this development are all employees of Meritage, Michelle Trujillo, Lisa 

Albers, Shannon Pachikara, Melanie Freeman, Chelsey Green.  Exhibit 3 In the first election, these 

five voted to authorize debt for the above mentioned “improvements” in the amount of $3.5 million 

each + the same amount in annual increases with a max of $20 million each totaling $35 million total 

authorized debt Exhibit 4 with a total of $200 max debt repayment over thirty years.  This is in 

addition to $3.5 million md tax increase for each of the following:  ad valorem property taxes, fees, 

https://dola.colorado.gov/dlg_portal/filings.jsf?id=67477&category=9&jfwid=9hb_mcsZQQPbuiAYdjswZREva1gHTAQfWA6RZ8Ef%3A0


IGA agreements, regional improvements, refunding.  Please note that all the above authorizations for 

tax increases are “without regard to any spending, revenue-raising or other limitation contained 

within Article 10, Section 20 of the Colorado Constitution”, aka TABOR.  They also voted to organize 

the district in which they will never live and authorize themselves “to serve without limitation on their 

terms of office pursuant to the right granted to the voters of the District in Article XVIII, Section 11 of 

the Colorado Constitution to lengthen, shorten, or eliminate the limitations on the terms of office 

imposed by such section.” (See Local Government Filings - Elections | Colorado Department of Local Affairs)  Open 

election material dated 11/24/2021) 

 In March of this year, a bond was issued for $2.339 million at 6% over 30 years. See Municipal 

Securities Rulemaking Board::Emma (msrb.org) Open DAKOTA RIDGE MET DIST COLO ($32,486 per home) 

No principal will be paid for the first 15 years.  However, the builder shows on page 55 of the service 

plan that in the year 2031, a new bond will be issued to replace the first bond.  Exhibit 5 It will be for 

$3.285,000 through the year 2062, totaling 40 years of bond debt for the neighborhood.  The total on 

the repayment of the two bonds will be $7,174,000 or $99,639 per home.  The mill levy has been set at 

77 mills.  Exhibit 6,7  Based on the base prices of homes mentioned above, that will be a cost of between 
 

Actual value of home   x .0715= Assessed value  x.077 mills =                    fees   

$510,000    36,465 $2808 per year or $234 per month   $110=$334/mo 

$557,000    39,825 $3067 per year or $256 per month   $110=$366/mo 

If the $32,486 per home to cover the cost of the bond were to be added to the above costs of homes 

the monthly payments based on $542,486 and $589,486 with a 20% down payment at the current going 

30 year rate of 4.75%, the additional monthly cost on a mortgage would be $136, $100 to $120 per 

month lower than the current MD taxes.  Where is the evidence that MDs are necessary for the 

infrastructure and that they make housing more affordable when the cost could be added into the house 

if it hasn’t been already, possibly already included in the lot price? 

 Also, please note that at the end of 10 years the builder indicates plans to refinance the $2.608 

million to $3.285 million to add on the unpaid principal for the first years of the bond.  Exhibit 5 again At 

that point in time, the builder will be long gone and the burden of this fact will fall on the shoulders of 

the homeowners.  

 On March 7, 2022, the District board passed a resolution regarding the imposition of operations 

and maintenance fees which will be for $110 per month on each townhome unit.  In addition, each initial 

purchaser must pay an administrative transfer fee of $600 per lot, totaling $43,200.  Liens may be 

imposed for nonpayment or late fees. Exhibit 8 

 Section 6 of the bill offers an opportunity through amendment to address one of the most serious 

abuses – taxation without representation. 

• In every metro district, within days after the city or county approves a service plan with limits on 

the amount of debt, the developer ignores that limit and “votes” to pass ballot issues which 

impose extraordinarily high debt authorizations many times great than the limits set by the city in 

the service plan.  In a typical community, the Service Plan allows $60 million in debt but the ballot 

issues voted on by the developer days later authorize $4.9 billion dollars in debt. 

https://dola.colorado.gov/dlg_portal/filings.jsf?id=67477&category=4&jfwid=9hb_mcsZQQPbuiAYdjswZREva1gHTAQfWA6RZ8Ef%3A0
https://emma.msrb.org/IssueView/Details/P2414656
https://emma.msrb.org/IssueView/Details/P2414656
https://emma.msrb.org/IssuerHomePage/Issuer?id=CB82B329C14E687C5338089B7C60CBBA&type=G


• In the same ballot issue the developer “votes” to eliminate the right of future residents to vote on 

increasing taxes or issuing bond debt.  Literally, taxation by someone who does not represent, and 

has and admitted conflict of interest with the residents. 

• The city or country rarely if ever see these ballot issues.  They are not posted on the DOLA site.  

They are not disclosed to the residents.  In most cases they are only available to attorneys in the 

court record.  

• The “voters” approving these ballot issues are all developer employees, affiliates or family 

members. 

• We (Coloradans for Metro District Reform) have proposed an amendment to Section 6 that would 

require the city or county to review and approve the initial ballot issues proposed by the 

developer to  

1. Make sure the developers do not “vote” to impose debt authority greater than the debt limit 

set in the Service Plan and to   

2. Make sure the taxpayers’ right to vote on tax increases and issuing bond debt is not 

compromised by these initial ballot issues. 

I ask that you adopt the above amendment to HB22-1363 and give tax payers in Metro Districts their 

rights to have taxation with representation and fair practices regarding who can impose taxes on 

them in the first place. 

 

Fayre L Ruszczyk 

Member of Coloradans for Metro District Reform 

 
 

 

 

 

 

 

 

 

 

 

 





















My name is Aaron Curtiss. I live at 23733 East Eads Drive in Aurora, part of the Inspiration community 

that occupies the tiny sliver of Aurora in Douglas County. Thank you for the opportunity to address you 

this morning and offer my comments on HB22-1363.  

For the past five years, I have served as a volunteer on our metro district board. My comments today are 

my own, as our resident-controlled Board does not as a matter of course take positions on pending 

legislation. We stick to our knitting, which is to provide consistent, cost-effective service to the 

thousands of people who call Inspiration home. But my experience as a Board member and 11-year 

resident of a community that is often forgotten by both our County and our City compels me to share 

my thoughts and urge you to vote NO on this bill. 

The Inspiration Metro District is a consolidated district in that we also fulfill many of the functions of an 

HOA. In addition to maintaining hundreds of acres of high-prairie open space, our district at buildout will 

own and operate a community pool, five parks, miles of trails and a network of significant drainage 

structures feeding Piney Creek. We enforce covenants. And we program our parks and facilities with 

neighborhood gatherings, swim lessons, tennis lessons and yoga sessions – as authorized by our Service 

Plan and supporting statutory powers. In addition to our resident Board, five resident committees 

provide guidance and feedback on everything from our annual budget to our community and 

maintenance building designed to reduce reliance on contract vendors. 

In the past year, we have refinanced our bonds to cut our cost of borrowing by nearly half and reached a 

hard-negotiated agreement with our developer that froze debt at 2017 levels and barred any future 

debt from that point on from being placed on our books. We have not raised assessments in three years 

and we will begin a staged and significant reduction of our mill levies beginning with the 2023 tax year. 

This shows how effective and efficient a metro district can be. There’s a reason they were created – and 

we should not lose sight of their utility and vital role in assuming the service and maintenance functions 

cities and counties cannot. There are thousands of Board members across the state who, like me and 

like you, are passionate about their communities and dedicated to serving them – often at considerable 

personal sacrifice and no remuneration. But “People Do Their Jobs” is not a headline that sells 

newspapers. While I recognize that there are instances of abuse, this bill treats all of us as bad actors 

and its passage would punish communities like ours. 

For example, stripping enforcement of covenants and other responsibilities from consolidated districts 

like ours would require the creation of yet another layer of governance in the form of an HOA – 

increasing cost and confusion. And these new governance structures do not have the same rigorous 

disclosure, conflict and transparency requirements that we do as a quasi-governmental agency. The 

metro district structure works, but like any structure it can be abused. Our shared goal should be to root 

out that abuse through additional enforcement and thoughtful adjustments to the existing statutory 

framework.  

I don’t believe HB22-1363 does that. Rather, it treats all of us as bad actors and imposes a so-called 

solution that I fear would only create a cascade of unintended consequences. Respectfully, please vote 

NO. 

Thank you. 



PLEASE VOTE NO ON HB22-1363 
Dear Mr. Chair and Members of the Committee: 

 

Thank you for providing an opportunity to submit written testimony regarding HB 22-1363.  I am an 

attorney that specializes in the representation of special districts and I have seen firsthand the essential 

role special districts play in building and maintaining exceptional communities in Colorado.  Special 

districts have a direct benefit on housing affordability by spreading the costs of public infrastructure 

over many years as opposed to lumping them into the upfront home purchase price.  You will hear from 

others how essential special districts are to the infrastructure needs of our growing state so I will instead 

focus my testimony on my personal experience living in a metropolitan district.   

Metropolitan Districts Provide Exceptional Community Amenities 

My family and I recently moved into a community that is within a metropolitan district.  The amenities 

within our community are exceptional and were one of the primary reasons we bought our house.   

Resident Controlled Boards of Directors 

Our metropolitan district board is 100% resident controlled and those board members have a vested 

interest in serving our community.  We have a board election coming up next month and there are ten 

candidates running for four open seats.  I continue to see news reports that residents do not know 

about elections and are deliberately kept out of the governance process.  Nothing could be further from 

the truth in my community where we have two and half times as many candidates as open seats.  This 

personal experience is consistent with what I see every day in my professional capacity where residents 

are joining boards of directors through a very public and transparent election process.    

Responsible Repayment of Debt 

My community is on the verge of paying off the remainder of its debt obligations.  I have paid my share 

of this debt only while living in the community instead of paying an inflated home price due to the 

upfront inclusion of those infrastructure costs.  Despite this experience, I continue to see outlandish and 

pseudo-factual news reports about runaway debt.  This is entirely inconsistent with what has occurred 

in my community and what I see every day in my professional capacity. 

HB22-1363 Will Harm Our Communities 

HB22-1363 was drafted without adequate stakeholder input and the result is a confusing and 

unnecessary piece of legislation that will do great harm to our communities.  Among the many senseless 

and damaging provisions of HB22-1363 is how it strips away local control in favor of a top-down, state 

mandated edict that does not allow local governments to make the best policies for their particular 

communities.  The harm done by HB22-1363 will have real world impacts on the citizens of this state 

and families just like mine.  Effectively eliminating the use of special districts will result in less affordable 

housing and further exacerbate a pernicious problem that this committee should instead be focused on 

solving. 

Thank you for your consideration of this very important issue – please vote NO on 1363.   

- Blair Dickhoner 
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RE: HB22-1363 
 
Dear Chariman Exum and Committee Members, 
 
My name is Lisa Hough, and I’m the President/CEO of the Adams County Regional Economic Partnership, 
or AC-REP. We are the business voice in the Greater Adams County region but we also include 
community partners in our region. We have a Business Advocacy and Public Policy (BAPP) committee 
that reviews legislation and takes a position on bills. Today unfortunately I am traveling, but I wanted to 
register our opostion to HB22-1363 based on a majority vote of our BAPP committee.  
 
We’re the economic champion for the Greater Adams County, Colorado region. Our mission of 
attracting and expanding high-caliber companies, jobs, and real estate development fuels prosperity in 
our diverse local communities. With abundant available land, there’s never been more opportunity in 
the region. 
 
HB 1363 would make it harder for AC-REP to accomplish its mission, by making it harder to construct 
infrastructure to support new developments, which in turn impairs the ability to do economic 
development. As economic development professionals, we are regularly talking with site selectors, 
major firms and new companies that are looking to locate in our region. In fact, I’m at a food and 
beverage conference right now meeting with companies and firms that are considering Colorado as their 
next location to expand or grow. One of the key factors they cite in talking about new locations is 
infrastructure and speed to market, or speed to build. If our region doesn’t have tools such as Metro 
Districts to proactively financing and build the infrastructure, we will miss opportunities for greater 
capital investment into facilities that create more employment, more housing, and more amenities – all 
items that are important to growing a thriving and vibrant economy for Colorado.  
 
In our view, Metro Districts are the least expensive and most efficient way to finance infrastructure. It’s 
an exception this year that we have more federal recovery dollars and state budget, but with all due 
respect, waiting for our various government agencies to proactively finace and build the infrastructure 
would slow down the progress. Time is the enemy of progress in recruiting new businesses, retaining 
existing employers, and helping our residents find new and attainable housing options.  
  
On behalf of AC-REP and our over 100 investors, I would urge you to reject this attempt to stunt a 
thriving economy and limit options for the people of Colorado.  
 
Sincerely,  
Lisa Hough, President/CEO, Adams County Regional Economic Partnership 

Chairman



4-19-22 

 

Mr. Chairman and Members of the Committee: 

 

Thank you for the opportunity to share my thoughts today.  My name is Ryan Schaefer.  I currently 

reside in a metro district.  I also serve on a metro district board, am an apartment developer, and a 

commercial real estate broker. 

As a District Resident, Director, and an advocate for attainable housing, I have many concerns about the 

contents of HB-1363.  In the interest of time, I am not offering a comprehensive list but, rather a much-

abbreviated version.   

In short, limiting the flexibility to react to market conditions and limiting the revenue of districts as is 

contemplated in multiple ways throughout this bill, will result in upfront costs being passed on to the 

homeowners and end users of the property.  Such limitations on district revenue are akin to a dramatic 

increase in the upfront cost of housing and commercial property.   

Regarding the requirements for Service Plans which appear in Section 5, a few of my concerns are as 

follows: 

 (I) Capping inflation in the financing plan at the lesser of CPI or 3% is artificial and does not take 

into account actual cost data and the inflationary environment of the day.  This could 

substantially understate the bond capacity.   

 

 (II) Requiring service plans to have preliminary construction drawings and narratives is not 

feasible for large, phased developments.  The service plan needs to remain flexible enough to 

change with market conditions, future land uses, and the resulting infrastructure necessary to 

serve future land uses.  For example, I have seen communities have to adapt to lower per capita 

demand for bricks and mortar retail, along with rapidly escalating housing costs, by allowing for 

a greater supply of attainable and affordable housing.  The infrastructure needs for housing are 

very different from that of retail and it is impossible to accurately predict how these projects will 

need to change overtime to adapt to changing market conditions.  The community should 

maintain the flexibility to change land uses, which in turn may necessitate changes in 

infrastructure.  

 

Regarding Section 6, paragraph (b) the 30-year cap on bonds is contrary to present market conditions 

with bonds having a 30-yr maturity and a 40-year imposition term.  Metro districts need to be able to 

offer bonds on different subdistricts over time, as improvements are phased.  If such provisions limit the 

revenue of the district by lowering the bond proceeds, it only drives up the cost of housing and 

commercial property within the district.   

Section 10 – Regarding developer held debt… Many times, the market conditions dictate that developer 

debt is necessary to bridge a gap in public financing.  Absent this tool, upfront costs to resident and end-

users will go up. 



Section 12 (II) Why eliminate a district’s ability to serve in a design review and covenant enforcement 

capacity?  Residents can be elected to the board to serve in an oversight role.  I live in a district and like 

being able to have my de facto HOA dues included in my property taxes and ultimately mortgage 

payment, as opposed to having to pay a separate HOA fee.    

In summary, as presently crafted, this bill will increase the upfront cost to homeowners and commercial 

property owners in the districts.  I encourage you to reconsider the provisions which eliminate the 

ability to react to changing market conditions and lessen repayment periods and mechanisms.  

Moreover, I implore you to work with key industry partners early and often, in order to find common 

ground on ways to limit abuse and reduce costs. 

Thank you again and best regards, 

Ryan Schaefer 
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