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Hi Jessica,
 
Thanks for sending this over.  If possible, I'd like to provide you with whatever information you need
to resolve this comment before the 11th: "However, we cannot be certain that construction costs
have increased to the extent outlined by the Metro District without additional information." 
 
To help clarify the assumptions we made, I'm attaching a spreadsheet with the actual unit costs we
paid for Filing 1 work in 2019 and the actual unit costs we're paying now in RMF-1, compared to the
unit costs used in the $87 million estimate.  I think that's what Staff is looking for to be certain that
our cost estimates are reasonable.  You can see that the unit cost assumptions in the $87 million
estimate are actually lower than the unit costs we are actually paying in RMF-1.  We tried to be
conservative at the time we made that estimate, and didn't yet have the RMF-1 bids.
 
Furthermore, the estimate the Metro Districts provided is based on cost estimates in 2022.  Given
the anticipated build-out of 10-15 years, any current cost estimate is certain to be outdated by the
time the public infrastructure is completed.  Even if we were assuming that inflation were to return
to historical levels of 2% annually.
 
More importantly, the debt service mill levy can only be used to pay for the actual cost of completed
public infrastructure.  So in the highly unlikely scenario where it turns out the Metro Districts have
overestimated the cost of infrastructure, the $87 million debt limit would simply not be used. 
There's no harm to homeowners in overestimating. 
 
Also, regarding the comment, "important to note that the high tax burden could be viewed as
contrary to the goal of creating affordable housing," it's important to understand that this request
does not increase the Metro Districts’ mill levies at all.  The mill levy caps in the Service Plan remain
fully intact.  Rather, the Metro Districts are merely asking for the Town to allow for the Debt limit to
be offset to reflect the realities that both the expected public infrastructure costs and the expected
tax base have drastically increased in the eight years since Council approved the Service Plan.
 
Ultimately the future homeowners will have to absorb all of the costs of the public infrastructure or
it simply won’t make sense to build those homes.  So in the event the debt limit is not approved and
those homes do get built, yes the Metro Districts’ debt burden will be lower, but the costs of homes
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Project: Dated
Haymeadow Neighborhoods Filing 1 - 2019 - Bid 2/15/2019


RMF-1 - 2022 Bid 6/3/2022
Prepared By: Michael Hood


Unit Type


Filing 1 - Actual 
Unit Costs (2019)


RMF-1 - Actual 
Unit Cost (2022)


Actual 
Percentage 


Increase


Metro District Unit 
Cost Future 


Estimate 
Asphalt (2020 Paving) $113 $140 24% $135
Class 6 Road Base $35 $42 20% $42
Valley Pan $31 $40 29% $37
5' Sidewalk $28 $52 89% $33
8" DIP Water Main $69 $105 52% $86
8" Gate Valve $2,015 $2,850 41% $2,519
12" DIP Water Main $94 $145 54% $118
12" Gate Valve $3,260 $5,250 61% $4,075
Fire Hydrant Assembly $6,100 $10,800 77% $7,625
8" PVC Sewer $57 $105 84% $71
4' Manhole $5,285 $5,600 6% $6,606
18" HDPE Storm $54 $98 81% $73
2' x 3' Curb Inlet $3,505 $4,550 30% $4,381


Sections Filing 1 - Actual
Metro District 


Unit Cost 
Future Estimate 


Assumed 
Percentage 


Increase Metro 
District Future 


Estimate
SLR Roads $427 $513 20%
Local Roads $413 $487 18%
10' Asphalt Paths $75 $94 25%
Storm $216 $291 35%
Sewer $140 $175 25%
Water $255 $319 25%
Non-potable $55 $69 25%
Irrigation $75 $84 12%







and mortgage burden (and down payment) will be higher as a result of the higher upfront cost of
lots needed to pay for the infrastructure.  This request isn't about whether the homeowners pay for
their infrastructure, it's about how they pay for it most efficiently.  And it is more equitable to future
residents and more efficient to pay for public infrastructure through tax-exempt Metro District
bonds than for homeowners to finance those costs individually.  To put it differently, if the Town’s
concern is making the housing more affordable, the best way to ensure that is to enable the Metro
Districts to finance all of the public improvement costs over time, rather than to require those costs
to be added to the price of lots.
 
Also, as explained to the Town in 2014, tax exempt Bonds helps ensure that the public
improvements are financed over decades by every homeowner in the development –
proportionately to the amount of time they own their homes – rather than financed up front by the
first homeowner who is unlikely to be able to recoup that cost from subsequent owners.
 
We believe we've already provided an apples to apples comparison of the 2014 financial plan by
updating the two elements of that plan: (1) a revenue projection that includes current home value
estimates and (2) an infrastructure cost estimate based on actual observed costs in Filing 1 and RMF-
1.  On (2) I don't think any consultant could come up with a better estimate than actual unit costs
we're currently paying.  And on (1) an expert could come up with slightly different assumed home
values than we did, but I think the Town Council is as qualified as any expert to know if the home
values we're assuming are reasonable.  And ultimately, bond markets will only issue debt to the
Metro Districts if they believe based on market studies at the time of any issuance the Metro
Districts can afford to pay off the loans.  So if home values crash 50% the day after this debt limit
increase is approved, it won't matter that the Metro Districts have an $87 million debt limit, the
bond markets will only lend the Metro Districts what they can afford based on those lower home
values.
 
Essentially, this debt limit increase only gives the Metro District the ability to raise up to $87 million
IF that amount is actually spent on public infrastructure and IF the bond markets believe they can
pay that back.
 
If you think the Council needs expert advice, I don't think hiring someone to do an apples to apples
comparison is really what they would need.  I think it would be more helpful and additive to what
we've already provided if a metro district consultant or attorney (not a financial planning company)
reviewed the information we've already provided for completeness and accuracy.  

Please let me know if you would like to discuss further.

Best,
Brandon
 

On Mon, Sep 26, 2022 at 1:57 PM Jessica Lake <jessica.lake@townofeagle.org> wrote:

Brandon, Rick and Scott,
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Attached is the staff memo for the Metro District Discussion on October 11th.

 

This has been reviewed by Public Works and Finance, but let me know if you feel that we
have included any incorrect information. 

 

Let me know if you want to discuss this at all!

 

Best,

Jessica Lake

Planner I
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The information contained in this communication from the sender is confidential. It is intended solely for
use by the recipient and others authorized to receive it. If you are not the recipient, you are hereby
notified that any disclosure, copying, distribution or taking action in relation of the contents of this
information is strictly prohibited and may be unlawful.

This email has been scanned for viruses and malware, and may have been automatically archived by
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failure; and to lead the movement toward building a more resilient world. To find out more, visit our
website.


