Special Improvement Districts

Options, Considerations, and Challenges

September 23rd & 24th, 2024



Overview

e Background
e A little information about SIDs
e General unknowns/assumptions

e Street studies
o Foster Avenue
o  Chico Avenue

o Unintended consequences/challenges
e Elevation issues

Final thoughts




How do roads get paved?

Roads are very expensive

O

Nearly $1,000 per foot

City rebuilds existing roads

O

(@)

O

(@)

Street Trust Fund (sales tax funded)

The sales tax can |legally only fund those roads identified for the Street Trust Fund
Next 10-year set of roads will be identified in 2025/2026 for a city vote in 2026/2027
There are no other City funds available for road construction.

Developers install new roads

(@)

O

Required by the City if they want to split up property to sell individual lots
They recover their costs by selling lots at a higher price

Before 1992 (TABOR)

O

(@)

SIDs/Special Improvement Districts

The City could build roads and charge properties over time
Did not need voter approval for bonds/multi-year debt




Why aren't my roads paved?

e Stockton Addition

o  Chico Street, Sage Street, Savage Street, Catlin Street, and part of Tremont Avenue
s 2002 emergency annexation - wells were contaminated by septic systems
e Council decided that the residents were responsible for the roads
= 2003 the City paid for and installed water infrastructure (lines, valves, taps)
s 2007 the City received a grant to install the sewer lines
o  Property owners paid $2,000 for taps for $500k worth of infrastructure

e Foster Avenue
o It didn't make sense to build Foster at that time
o The development was approved with that exception
o  SID would have to happen later to finish the road




What's an SID?

e Special Improvement Districts

e Electors (i.e. property owners) approve a bond taken out by the City, paid back
by the property owners over time

a. The following scenarios use a 20-year pay-back

b. Good rule of thumb - the use of bonds doubles the overall cost




SIDs - How do they work?

e City Council can begin SID process

o Can be stopped by a petition of half of property owners
e (Can begin by property owners who own more than 50% by signing a petition
e What about properties not in city limits?

o County Commissioners must agree first

e ONLY electors may vote (individuals or life estates)...

o No vote if property is held by a LLCs, businesses, or other entities

o If the bond passes, all property owners pay, including LLC, businesses, etc.




Some Unknowns and Assumptions

e How will we handle extra stormwater?

o  Stormwater costs are not included and will be high
o Some areas are very low and flood easily

e What do we do with large vacant properties if we don’'t know how/when they’ll
be developed?

o After a new road is built, we can’t cut into it because it shortens the life of the road and
property owners will still be paying off the debt that built the street

o  We will have to make our best guess on where to place water/sewer connections

o Many properties will need a lot of investment to fix elevation issues

e Using 2024 construction prices
o These are reasonable estimates, but not exact
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Foster Avenue SID

e Construction cost estimated $2,017,445.05
e Bonding, interest and fees: $2,429,273.05
e Total cost $4,446,718.10

e The Jowest annual payment for a 20-year SID is $2,658.86 for the single
family homes

e The highest would be RMI of Alamosa, who own a total of 30.05% of the
frontage, and would have an ANNUAL cost of $66,819.06. They are not
within city limits and would not get a vote
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Stockton Addition in general

e Many of the properties are owned by people who don't get a vote

e Two parcels are landlocked and accessed by easements. They don't have
frontage but would benefit from the SID

e Sage St, Savage St, and Catlin St are difficult because the ROW widths are
narrow or irregular. Sage St has only a 25" ROW so it is more like an alley

e Many vacant properties

e One property is not in city limits. That property also has the most frontage
(see RMI & Foster)



Chico Avenue
e Construction estimated $1,259,759.81

e Bonding, interest and fees $1,648,812.30
e Total cost $2,908,572.11
e The lowest annual payment for a 20-year SID is $1,310.48

e The highest would be RMI of Alamosa, who own a total of 23.48% of the
frontage, and would have an ANNUAL cost of $34,141.41. They are not
within city limits and would not get a vote



Other Items to Discuss and Consider

e SIDs generally work for developed and/or subdivided property because the
cost can be spread out

e Large, vacant tracts bear a significant financial burden with an SID

o  What happens if they cannot pay?

e SIDs might make it even harder to develop already difficult properties
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Questions for the group

e We need direction from you.
e Do you want us to pursue establishing an SID?

e There is a possibility it could be included with the Street Trust Fund renewal
that will be taken to voters in 2026/2027, but there are no guarantees.

e Otherideas?
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Questions and feedback



