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EXECUTIVE SUMMARY  
A request by Meadowbrook Crossing, LLC., for approval of an amended Colorado 
Revised Statutes Title 32 Special District service plan for the Meadowbrook Crossing 
Metropolitan District in support of the development of 114 single-family residences. The 
district boundaries are located north and west of the intersection of Meadowbrook 
Parkway and State Highway 94 and approximately 0.10 miles northwest of the 
intersection of State Highway 94 and US Highway 24. The land included within the 
District is not located within the boundaries of any small area comprehensive plan. 
 



The District was originally approved with a maximum debt authorization of $10 million. 
The purposes of the District include: 1) design, construction, and financing of water and 
wastewater lines; 2) design, construction, and financing of street improvements and 
safety protection; and, 3) design, construction, and financing of drainage facilities. The 
District is proposing the following amendments to the approved service plan: 1) an 
increase in the maximum combined mill levy from 40 mills to 60 mills, 2) an increase in 
the maximum debt service mill levy from 35 mills to 50 mills, and 3) an increase in the 
maximum operations and maintenance mill levy from 5 mills to 10 mills. The District is 
also proposing the imposition of a $2,500 fee to the builder due at the time of closing of 
the sale of the property from the developer to the builder. A separate $1,750 fee will be 
due to the District from the homeowner at closing of the sale of the property from the 
builder to the homeowner.  Homeowners will be required to pay a $500 annual fee to 
the District to be used in support of proposed improvements and ongoing services by 
the District. 
 
The District is requesting the increase of the mill levy and the inclusion of fees due to 
the increased costs of improvements to Sand Creek, the District’s obligations for 
management and maintenance of common areas within the subdivision, and the 
potential development of park and recreation facilities, specifically a dog park and 
pedestrian bridge over Sand Creek to access the park. 
 
The service plan also preserves an option for the District to create a separate non-profit 
development corporation to design, finance, and construct infrastructure and to finance 
the provision of other expressly stated purposes/services of the District as necessary, 
including the imposition of fees on certain land sales. Said fees would be imposed 
solely for the purposes of servicing debt. 
 
The applicant has obtained the necessary zoning and preliminary plan approvals for the 
Meadowbrook Crossing residential development of the property. Final plat approval is 
anticipated towards the end of 2017.   
 
 
A. PLANNING COMMISSION SUMMARY  

 
Request Heard:  October 3, 2017, as a regular item   
Recommendation:  Approval, subject to the conditions and notations.  A copy of the 

Planning Commission Resolution is included as an attachment  
Waiver Recommendation:  Yes 
Vote: 5 to 1 with Mr. Curry in opposition  
Vote Rationale:  N/A  
Summary of Hearing:  See attached minute  
  

B. REQUEST/WAIVERS/AUTHORIZATION  
Request:  A request for approval of an amendment to a Colorado Revised Statutes 
Title 32 Special District service plan for the Meadowbrook Crossing Metropolitan 
District. Proposed amendments include an increase in the maximum mill levy from 
40 mills to 60 mills which consists of an increased of the maximum debt mill levy 



from 35 mills to 50 mills and an increase of the maximum the operations and 
maintenance mill levy from 5 mills to 10 mills.   

 
Authorization to sign: N/A 

 
C. BACKGROUND/ STATUS OF LAND USE APPROVALS  

The Board of County Commissioners approved the Meadowbrook Crossing 
Metropolitan District Service Plan (ID-16-003) on October 4, 2016 (Board 
Resolution 16-345). The District was formed by the Court on November 23, 2016.  
 
The District is an independent unit of local government, separate and distinct 
from El Paso County, and, except as may otherwise be provided for by State or 
local law or the service plan, their activities are subject to review by the County 
only insofar as they may deviate in a material manner from the requirements of 
the service plan. 
 
The purposes of the District include: 1) design, construction, and financing of 
water and wastewater lines; 2) design, construction, and financing of street 
improvements and safety protection; and, 3) design, construction, and financing 
of drainage facilities. The original service plan included a maximum debt 
authorization of $10 million, a maximum debt mill levy of 40 mills with a debt mill 
levy of 35 mills and an operations and maintenance mill levy of 5 mills. The 
District is proposing to increase the maximum debt mill levy to 50 mills and 
increase the operations and maintenance mill levy to 10 mills. The District is also 
proposing the imposition of a $2,500 fee to the builder due at the time of closing 
of the sale of the property from the developer to the builder. A separate closing 
fee of$1,750 fee will be required from the homeowner due to the District at 
closing of the sale of the property from the builder to the homeowner. The District 
will impose a $500 annual fee to homeowners to be used in support of proposed 
improvements and ongoing services provided by the District. 
 
The original service plan anticipated approximately $3.3 million in infrastructure 
capital costs. Cost estimates are now projected to be approximately $4.8 million 
due to the increased costs of improvements to Sand Creek, the District’s 
obligations for management and maintenance of common areas within the 
subdivision, and the development of a dog park and pedestrian bridge over Sand 
Creek to access the park. 
 
The original service area of the District is located north of the intersections of 
Meadowbrook Parkway and State Highway 94, approximately 0.10 miles 
northwest of the intersection of State Highway 94 and US Highway 24. Since the 
district was formed, a 26,572 square foot parcel zoned I-2 (Limited Industrial) and 
a five (5) acre parcel zoned RR-5 (Residential Rural) have been annexed into the 
district.  At this time, there are no development plans for the additional parcels. A 
map of the additional parcels relative to the original district boundaries has been 
included as an attachment to this report.  



 
The Meadowbrook Crossing Metropolitan District is currently approved as a 
financing only district. The amended service plan authorizes the District to 
function as a limited service district which is authorized to finance the design and 
construction of the improvements necessary to support the proposed 
Meadowbrook Crossing Subdivision and to provide ongoing operation and 
maintenance services within the District boundaries.  

 
 The Board of County Commissioners approved a map amendment (rezoning) of 

a combined 32.27 acres from the I-2 (Limited Industrial) and CR (Commercial 
Regional) zoning districts to the RS-5000 (Residential Suburban) zoning district 
(PCD File No. P-16-006) in support of the Meadowbrook Crossing Subdivision on 
January 10, 2017 (Board Resolution No. 17-021). The Board also approved the 
Meadowbrook Crossing Preliminary Plan (PCD File No. SP-17-002) for 114 
single family residential lots on August 22, 2017 (Board Resolution No. 17-237). 
The Meadowbrook Crossing Final Plat (PCD File No. SF-17-002) approval is 
anticipated towards the end of 2017.  

 

D. APPLICABLE RESOLUTIONS:  See attached  
 

E. STATUS OF MAJOR ISSUES  
 As discussed in Section D, Background/Status of Land Use Approvals, the 

applicant has elected to seek approval of a service plan amendment prior to 
receiving final plat approval.  

 
A full service district provides ongoing services for properties within its 
boundaries which may include park and recreational services and water and 
wastewater service. Limited service districts provide a smaller range of services 
and typically rely on other entities or individual property owners to provide a 
significant share of the service needs of the development, such as water and 
wastewater service. Meadowbrook Crossing Metropolitan District is requesting 
authorization to become a limited service district in order to operate and maintain 
the proposed dog park and pedestrian bridge. 

  
The amended service plan remains consistent with the Board of County 
Commissioners’ June, 2007, Special District Policies (Resolution No. 07-272) 
and with the requirements for use of a conventional representative district service 
plan.  Many of the County’s policies are explicitly addressed in the service plan.  
Most of the proposed conditions reinforce and restate language already 
contained in the service plan.   

 
F. APPROVAL CRITERIA  

1. STATUTORY COMPLIANCE 
The following is a summary of staff’s analysis of the compliance of this 
request with the standards and criteria in Section 32-1-203(1) of the Colorado 
Revised Statutes. 

 



 Required findings 
I. Sufficient existing and projected need 

Compliance and/or consistency with this finding was addressed with the 
approved Meadowbrook Crossing Service Plan. The Board previously 
made this finding in support of the District’s purpose to finance the cost of 
development within its boundaries. The District is now proposing to 
increase the mill levy to finance the unanticipated costs associated with 
improvements to Sand Creek, development of a dog park, construction of 
a pedestrian bridge, and ongoing maintenance of these facilities. The 
proposed service plan amendment remains consistent with the 
established finding. 

 
II. Existing service is inadequate for present and projected needs 

Compliance and/or consistency with this finding have been addressed with 
the approved Meadowbrook Crossing Service Plan. The proposed 
amendment remains consistent with the established finding. 
 

III.     District is capable of providing economical and sufficient service  
Compliance and/or consistency with this finding was previously addressed 
with the approved Meadowbrook Crossing Service Plan. Without the 
proposed modification, the current service plan does not provide an 
adequate funding source to service debt related to improvements to Sand 
Creek, the development of a dog park, and pedestrian bridge within the 
Meadowbrook Crossing Subdivision and to fund additional operations and 
maintenance services provided by the District. The proposed amendment 
is consistent with the established finding. 
 

IV.   Financial ability to discharge proposed indebtedness 
Compliance and/or consistency with this finding was addressed with the 
approved Meadowbrook Crossing Service Plan.  
 
Without the proposed modification, the approved maximum mill levy is not 
sufficient to fund the costs associated with improvements to Sand Creek, 
development of the dog park and pedestrian bridge within the residential 
Meadowbrook Crossing Subdivision, and to provide ongoing maintenance 
of these facilities. The amended service plan, if approved, would allow for 
an increase of the maximum debt mill levy from 35 mills to 50 mills and the 
operations and maintenance mill levy from 5 mills to 10 mills. Modifications 
specific to the Meadowbrook Crossing Subdivision also include the 
imposition of a $2,500 fee to the builder due at the time of closing for the 
sale of the property from the developer to the builder. A second $1,750 fee 
will be imposed on the homeowner due to the District at the time of closing 
for the sale of the property from the builder to the homeowner. The District 
will impose a $500 annual fee to homeowners to be used for service debt 
and to support the provision of ongoing services by the District. The District 
has not proposed any fees on sales of the two (2) additional vacant 



properties within its boundaries; however, these properties are subject to 
the current mill levy and any amendments thereto.  
 
The amended financial plan does not rely on revenues from these 
properties to service debt associated with the Meadowbrook Crossing 
Subdivision.  Currently, the respective owners do not have any plans for 
development for these properties. The properties were included into the 
District to increase the District’s bonding capacity. Inclusion into the District 
allows the District to extend services necessary for development, not only 
to those parcels, but it would also allow for those services to be made 
available to adjacent undeveloped parcels as well.  
 
The amended financial plan, dated May 25, 2017, relies upon an annual 
market inflation of 2 percent. Relying upon a development build-out 
schedule of 40 residential units per year for years 2018 and 2019 and 34 
units in year 2020, the district would have the ability to discharge the 
proposed indebtedness by year 2048.  According to the financial plan, all of 
the District’s debt can be serviced by the mill levy imposed on the 114 
residential lots in the Meadowbrook Crossing Subdivision. The additional 
builder and homeowner fees are intended to provide an additional revenue 
stream to discharge the proposed indebtedness prior to 2048.  

 
Discretionary findings 
The following findings are discretionary on the part of the Board of County 
Commissioners:  

 
I.Adequate service is not or will not be available through other 

sources 
Compliance and/or consistency with this finding was addressed with the 
approved Meadowbrook Crossing Service Plan. The proposed 
amendment remains consistent with the established finding. 
 

II.Facility and service standards compatible   
Any public facilities proposed to be constructed and dedicated are 
required to meet El Paso County or utility provider’s standards, as 
applicable. Compliance and/or consistency with this finding has been 
addressed with the approved Meadowbrook Crossing Service Plan. The 
proposed amendment remains consistent with the established finding. 
 
 

III.Compliance with master plan 
The applicable polices in Section 14 of the El Paso County Policy Plan 
(1998), as they relate to the creation of Title 32 Special Districts, are 
addressed separately and have generally been met.  Compliance and/or 
consistency with this finding has been addressed with the approved 



Meadowbrook Crossing Service Plan. The proposed amendment remains 
consistent with the established finding. 
 

IV.Compliance with water quality management plan 
Wastewater service in the Meadowbrook development area will be 
provided by Cherokee Metropolitan District. This finding is not applicable. 
  

V.In the best interests of the area to be served 
Compliance and/or consistency with this finding was addressed with the 
approved Meadowbrook Crossing Service Plan. The proposed 
amendment remains consistent with the established finding. 
 

2. COMPLIANCE WITH 2007 SPECIAL DISTRICT POLICIES 
 (The County’s Special District Policies, dated June 25, 2007, are included 

as an attachment.  The following is a summary of the analysis of those 
policies as they apply to this request.) 

 
I.Conformity with statutory standards  

(See discussion above and below) 
 

II.Conformity with County Master Plan and Polices  
(See discussion above and below) 
 

III.Content in conformance with statutes 
To the knowledge of staff, the service plan amendment is consistent with 
the requirements of Colorado statutory law. 
 

IV.Applicants responsible for meeting time lines 
The applicants submitted the service plan amendment application in a 
timely manner, sufficient enough to allow staff adequate time to properly 
review the application. 
 

V.Limiting proliferation of districts 
Approval of this service plan amendment will not result in the creation of a 
new Title 32 Special District.   
 

VI.Coordination with other elected officials and departments 
The District has fully coordinated with all applicable departments and has 
provided sufficient lead time to allow for a technical review of the proposed 
service plan amendment.  
 

VII.Address potential for annexation 
Annexation into an incorporated municipality remains impractical at this 
time. The proposed district boundaries are not contiguous to any 
incorporated municipal boundaries.   
 



VIII.Development Analysis 
An amended development analysis has been provided consistent with the 
adopted Board of County Commissioners policies.  A summary of the 
development analysis is included in Section IV of the service plan. The 
analysis is adequate for the purpose of requesting approval of this service 
plan amendment. 
 

IX.Mill Levy Caps 
The service plan was originally approved with a maximum of 35 mills for 
debt service and a maximum of 5 mills for operations and maintenance for 
a combined maximum mill levy of 40 mills.  The service plan amendment 
proposes authorization of an increase in the maximum combined mill levy 
cap of 40 mills to 60 mills. The amendment proposes an increase in the 
debt service mill levy from 35 mills to 50 mills and an increase of the 
operations and maintenance mill levy from 5 mills to 10 mills. The 
proposed increase in mills is consistent with the adopted Board of County 
Commissioners policies, which allow a maximum combined mill levy of up 
to 60 mills. 
 
The maximum debt service mill levy cap for full service districts is normally 
50 (fifty) mills, subject to Gallagher adjustment as permitted by law. Debt 
service caps for limited service districts should be correspondingly lower 
based generally on the proportion of services and facilities the district will 
be providing compared with a Full Service District. Meadowbrook Crossing 
Metropolitan District is a limited service district which was originally 
authorized as a finance only district.  
 
The purpose for the proposed increase in the maximum combined mill 
levy is to accommodate increased costs to construct required channel and 
drainage improvements to Sand Creek beyond what was initially 
anticipated. The District also intends to finance the construction of a 
pedestrian bridge over a portion of Sand Creek to provide access to a dog 
park that is proposed as a community amenity for the residents of the 
Meadowbrook Crossing Subdivision The increase in the operational and 
maintenance mill levy is intended to finance ongoing maintenance and 
operation services for those facilities. 
 
The directly overlapping taxing entities and their respective Year 2016 mill 
levies are as follows: 
 
 
 El Paso County          7.589 mills     
 El Paso County Road and Bridge         0.33 mills  
 School District No. 11 (General Mill Levy)  34.365 mills          
 School District No. 11 (Bond Mill Levy)      6.513 mills 



 Pikes Peak Library District         3.957 mills  
 Cimarron Hills Fire Protection District             15.286 mills    
  
 Total         68.04 mills   
 
The total mill levy including the proposed levy to be certified by this District 
is 128.04 mills. 
 

X.Master Districts 
The County’s Policies discourage the use of master districts in favor of 
options for single or multiple districts without control districts.  The 
proposed service plan amendment does not propose a master district 
configuration. 
 

XI.Multiple Districts 
The proposed service plan amendment does not propose a multiple 
district configuration. 
 

XII.Skeletal Service Plans 
A skeletal service plan does not contain a financial analysis nor proposes 
any mill levy. The original plan is a complete service plan with a financial 
analysis and mill levy for debt service.  Therefore, this policy is not 
applicable. 
 

XIII.Authorization of Debt and Issuance of Bonds 
The current maximum amount of indebtedness for the District is $10 
million. The district is not proposing an increase in the maximum amount 
of indebtedness with this requested amendment. The period of maturity for 
any issued debt, not including developer funding agreements, is limited to 
no more than thirty (30) years without prior approval from the Board of 
County Commissioners. A condition of approval has been recommended 
limiting the amount of indebtedness the District may incur. 

 
3. POLICY PLAN COMPLIANCE 

Compliance and/or consistency with the El Paso County Policy Plan (1998), 
and particularly with regard to Section 14 of the Plan, were addressed with 
the approved Meadowbrook Crossing Service Plan. The proposed 
amendment remains consistent with the established findings. 

 
4. COMPLIANCE WITH COUNTY PROCEDURES AND GUIDELINES  
 Staff believes the service plan amendment and application is in compliance 

with all adopted processing procedures and guidelines.   
 
 
 

 



G. SERVICES 
1. WATER  
 Water service for future development within the proposed district will be 

provided by the Cherokee Metropolitan District. The Meadowbrook Crossing 
Metropolitan District is authorized to finance, design, and construct water 
lines within the future Meadowbrook Crossing Subdivision. The intent is to 
construct the necessary water lines and to dedicate such facilities to 
Cherokee Metropolitan District for ongoing ownership and maintenance. 

 
2. WASTEWATER 
 Wastewater service for future development within the district will be provided 

by the Cherokee Metropolitan District. The Meadowbrook Crossing 
Metropolitan District is authorized to finance, design, and construct 
wastewater lines within the future Meadowbrook Crossing development area. 
The intent is to construct the necessary wastewater lines and to dedicate 
such facilities to the Cherokee Metropolitan District for ongoing ownership 
and maintenance. 

 
3. TRANSPORTATION 
 Approval of the proposed service plan amendment does not affect the 

district’s authorization to finance, design, and construct local and collector 
level street improvements and necessary bridges, fences, trails, lighting, 
landscaping, and traffic and safety controls and devices. The intent is to 
construct any required street improvements to applicable County standards 
and to dedicate such facilities to the County for ongoing ownership and 
maintenance.  All improvements constructed by the District located outside of 
the dedicated right-of-way shall be maintained by the district. 

 
4. DRAINAGE 
 Approval of the service plan amendment does not affect the district’s 

authorization to finance, design, construct, and maintain drainage facilities, 
including detention ponds, culverts, pipes, channels, swales, and weirs. The 
service plan proposes the dedication of drainage facilities to the County; 
however, acceptance by the County for ongoing ownership and maintenance 
will be subject to specific County policies and requirements governing the 
eligibility for acceptance of privately constructed drainage facilities.  

 
5. PARKS AND RECREATION 

The Meadowbrook Crossing Preliminary Plan and Final Plat identify 11.44 
acres of open space to be dedicated and maintained by the District. The 
District is planning to construct a 1.73 acre dog park within the Meadowbrook 
Crossing Subdivision as an amenity for residents. The El Paso County Parks 
Master Plan (2013) does not identify any open space, park facilities, or trails 
intersected by or within the district’s boundaries. Although the District is 
proposing the creation of a dog park and open space within its boundaries, 
these improvements have not been identified as being eligible to satisfy final 



plat park and open space land dedication requirements. The project site is 
located on the northwest side of Highway 24 East, near the intersection of 
Highway 94. The proposed Highway 94 Secondary Regional Trail and the 
proposed Highway 94 Bicycle Route begin at this intersection and travel east, 
away from the project site.  

 
6. FIRE PROTECTION 
 The Cimarron Hills Fire Protection District provides emergency services for 

properties located within the District’s boundaries. 
 
7. COMMUNITY FACILITIES 
 See the Parks and Recreation section above for a discussion of 

public/community facilities and amenities.   
 
8. OTHER FACILITIES OR SERVICES 
 Colorado Springs Utilities provides electrical and natural gas service within 

the district’s boundaries. 
 
H. RELATIONSHIPS TO OTHER DISTRICTS OR MUNICIPALITIES 
 The District does not anticipate entering into an Intergovernmental Agreement 

with any other districts or with any municipalities. 
 
I. SCHOOL DISTRICT IMPACTS OR CONCERNS 
 Colorado Springs School District No. 11 was provided a copy of the letter of 

intent and service plan.  No comments were received from the School District 
regarding the service plan amendment. 

 
J. CONDITIONS AND NOTATION 
 It is noted that the majority of these conditions essentially paraphrase existing 

language in the Service Plan and formalize it as conditions. 
 
 CONDITIONS OF APPROVAL 

1. Any future annexation of territory by the district (any territory more than five 
(5) miles from the district boundary lines) shall be considered a material 
modification of the amended service plan and shall require prior Board of 
County Commissioners approval. 

 
2. The district shall provide a disclosure form to future purchasers of property in 

a form consistent with the approved Special District Annual Report form.  
Such notice shall be recorded with this service plan.  With each subsequent 
final plat associated with the Meadowbrook Crossing development, the 
developer shall provide written notation on the plat of this annually filed public 
notice and include reference to the El Paso County Planning and Community 
Development website where the most up-to-date notice can be found.  
County staff is authorized to administratively approve updates of the 
disclosure form to reflect current contact information and calculations. 



 
3. The district is expressly prohibited from creating additional separate sub-

districts, Public Improvement Corporations, or development corporations of 
any form except upon prior notice to the Board of County Commissioners, 
and subject to the Board of County Commissioners right to declare such 
creation to be a material modification of the service plan, pursuant to C.R.S. § 
32-1-1101(1)(f)(I).   

 
4. Approval of this application shall not constitute relinquishment or undermining 

of the County’s authority to require the developer to complete subdivision 
improvements as required by the El Paso County Land Development Code 
(2016) and Engineering Criteria Manual (2016) and to require the developer 
to enter into a subdivision improvements agreement or development 
agreement and provide adequate financial assurance at the final plat stage to 
guarantee construction of improvements. 

 
5. Any expansions, extensions, or construction of new facilities by the District 

will require prior review by the Planning and Community Development 
Department to determine if such actions are subject to the requirements of 
Appendix B of the El Paso County Land Development Code, Guidelines and 
Regulations for Areas and Activities of State Interest (a.ka. “1041 
Regulations”).  If it is determined that such regulations apply, then the District 
will be required to submit and receive County approval of the appropriate 
development permit application(s) prior to construction. 

 
6. The District shall not be authorized to issue debt until and unless the 

necessary rezoning, preliminary plan, and final plat approvals have been 
obtained and such approvals are consistent with the assumed land uses and 
densities identified within the amended service plan. 

 
7. The District’s maximum debt authorization shall not exceed $10 million. Any 

increase above what is authorized shall be a material modification of the 
service plan and require approval by the Board of County Commissioners. 

 
8. The period of maturity for any debt issued by the District, not including 

developer funding agreements, is limited to no more than thirty (30) years 
without prior approval from the Board of County Commissioners. 

 
9. Future alteration of the densities and/or land uses identified in the service 

plan shall trigger a material modification of the service plan and shall require 
Board of County Commissioner approval of an amended service plan.  

 
 
 
 

 



NOTATION 
1. Approval of this Service Plan shall in no way be construed to infer a 

requirement or obligation on the Board of County Commissioners to approve 
any future land use requests for any property within the District’s service area. 

 
K. PUBLIC COMMENT AND NOTICE  
 There are no posting or mailing requirements for hearings before the Planning 

Commission on Colorado Revised Statutes Title 32 Special District service plans.  
However, there are notice requirements for hearings before the Board of County 
Commissioners.  The applicant is required to notify all taxing jurisdictions within 
three (3) miles of the Districts as required by state statute prior to the Board of 
County Commissioners hearing.   

 
L. ATTACHMENTS 

Vicinity Map  
Letter of Intent  

 Proposed Service Plan and Attachments 
 2007 El Paso County Special District Polices 
 Policy Plan Section 14.1 
 Parks Master Plan Open Space Map 
 Planning Commission Minutes 
 Planning Commission Resolution  
 Board of County Commissioners Resolution  
 
 

 












































































































































