
Understanding 
Special Districts 

Title 32 quasi-municipal corporations and you.



The History of Central Park 
From Airport to Neighborhood: The Transformation Story

Denver’s First Airport
● 1929: Denver Municipal Airport opens, quickly 

becoming a hub for transportation and shipping.
● 1964: Renamed Stapleton International Airport, 

continuing to expand throughout the 1960s.
● 1995: Stapleton International Airport ceases operations, 

initiating the redevelopment process.

After Stapleton
● 1995: City Council adopted the Green Book redevelopment plan

● 1998: Forest City Enterprises was selected as the master 
developer by the City and County of Denver .

● 2000: WCMD and PCMD were formed to manage and fund 
the Stapleton Airport redevelopment. 

● 2001: Construction begins on the largest urban infill ever 
attempted in the United States.

● 2007: Development expands into Aurora. 
● 2020: Renamed Central Park, reflecting its new 

identity as Denver’s largest neighborhood.



In 2000, the City and County of Denver approved Special District Service Plans for WCMD and PCMD.

Steps in the District Process

How Do Special Districts Work?
The Lifecycle of a Special District
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1. Service Plans & IGA
These documents outline the WCMD and PCMD operations, 
services, debt limits, and how taxes are used.

2. Elections
An election was held in 2000 to approve debt and taxes for public 
improvements. 

3. Organization & Debt Issuance
Once formed, PCMD used developer advances (borrowing) and 
municipal bonds to fund infrastructure projects.

4. Construction of Public Improvements
Bond funds and developer advances build roads, parks, 
utilities and other amenities.

5. Taxes & Debt Repayment
97% of the WCMD mill levy go to repay debt, and 3% goes 
to fund maintenance and operations of district assets.
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Funding Development Through Property Taxes
As Central Park grows, increased property values boost tax 
revenue, supporting infrastructure projects. Recent rises in 
assessed valuation have funded significant community 
investments.
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ACTUAL VALUEProperty Taxes
Your property tax is based on the property’s 
assessed value and the District's mill levy.

Actual Value vs. Assessed Valuation (AV):
● Actual value is the properties market value.
● Assessed value is actual value multiplied by 

the legislature’s assessment rate.

Mill Levies & Property Tax Revenue:
● A mill levy is used to calculate property 

taxes.
● One mill = 1/10 of a cent.
● Revenue = (Assessed Valuation) * 

(mills/1000).

The assessor’s valuation 
of the property. 

Rate set by state law, 6.7% for residential 
property, 27.9% for commercial.

[Actual Value] x [Assessment Rate]

Determines the tax amount for each fund 
or entity.



Example Property Tax Bill
Below is a sample property tax bill for a residential property located 
in Central Park

Actual Valuation $304,250  x 6.7%

Assessed Valuation (AV): = $10,000 

Taxing entity Mil Levy Tax Amount Percent Total

Affordable housing 0.389 $4 0.27%

Capital Maintenance 2.515 $26 1.74%

City Bond Fund 6.500 $65 4.50%

Denver Public Library 1.507 $15 1.04%

Denver Public Schools 50.711 $507 35.13%

Developmentally Disabled 1.008 $10 0.70%

Fire Pension Fund 0.973 $10 0.67%

General Fund Denver 9.299 $93 6.44%

Police Pension Fund 1.161 $12 0.80%

Social Services 2.423 $25 1.68%

Urban Drainage and Flood Control 1.000 $10 0.69%

Westerly Creek Metropolitan District 66.852 $669 46.32%

Total Levy 144.338 $1,444 100.00%



Westerly Creek Metropolitan District 
Imposes a tax levy on all taxable property within the Westerly Creek 
boundaries  and remits the revenue to PCMD. 

WCMD is required by its IGA with PCMD to pass most of its 
revenues to Park Creek.

Debt Service: 97% of the mill levy is certified for debt service.

Operations and Maintenance: Approximately 3% of WCMD’s 
total mill levy is allocated to the maintenance and operation of 
parks, pools, open space, and public facilities owned by the 
PCMD and managed by the MCA.

As of 2024, the adjusted total mill levy stands at 66.852 mills. Initially set at 50 mills, the levy 
increased due to inflation and legislation that modified the assessment basis. 
In addition:
Specific ownership taxes (SOT) are received from vehicle registrations. 
Denver Urban Renewal Authority (“DURA”) remits the District’s share of incremental property tax 
revenues to the District. 
Adams County also collects property taxes and remits collections to the District.

WCMD’s Total Property Tax Revenue: 

64.846 mills, totaling ~$62.8 million + 
2.006 mills, totaling ~$1.9 million +

SOT, totaling  ~$3.9 million 
= ~$69 Million



Park Creek Metropolitan District 
Manages the financing, construction, operation and maintenance of public infrastructure facilities, like roads, 
parks, and utilities in Central Park. 

Funding and Infrastructure Development

Bond Financing: The PCMD issues bonds to finance large-scale infrastructure 
projects. As of 2024, PCMD has $687,920,000 in outstanding bonds. 

Infrastructure Development: The PCMD has improved the 4,700 acres of old 
airport by constructing:
• Parks - 1,376 Acres
• Pools – 7 
• Asphalt Roads - 90.43 miles
• Concrete Roads - 21.40 miles
• Curb and Gutter - 1,206,257 linear feet
• Sanitary Lines - 682,293 linear feet
• Storm Lines - 403,740 linear feet
• Water Lines - 965,460 linear feet
• Trees - 17,439
• Public art installations - 16
• Schools – 8* 

*Funded in part by Denver Public Schools 



Master Community Association 
A nonprofit property owners association that manages special district infrastructure, providing 
comprehensive parks and recreation services and cultural programming.

Funding and Responsibilities
The MCA is funded primarily through property assessment fees paid by property owners. 
The MCA manages and maintains PCMD-owned and specific city-owned amenities. 

Property Management 
Maintains, repairs and replaces parks, open spaces, streets, alleys, domestic and 
stormwater systems, electrical infrastructure, and mosquito control programs owned by 
Park Creek.

Pools
Staffing and maintaining seven outdoor pools including swim programming. 

Community Events
Organizing community events at locations such as: 
• Founders Green
• Conservatory Green
• The Cube

Covenant Enforcement 
Enforces restrictive convents and design review 
requirements for all properties.



Relationship Between WCMD, PCMD, and MCA

WCMD (Service District):
● Imposes mill levies and collects property tax revenue.
● Remits all revenue to Park Creek.

PCMD (Management District):
● Issues bonds and enters into developer advance agreements to fund infrastructure projects.
● Manages large-scale projects like roads, parks, and utilities.

MCA (Asset Management):
● Funded by commercial and residential property assessment fees. 
● Management agreement with PCMD for operations and maintenance.
● Maintains community assets like parks, pools, open spaces, streets, alleys, wastewater systems and mosquito control.

Future Changes:
● Once the PCMD's bonds are repaid, 97% of the WCMD mill levy will no longer be needed, reducing property taxes.
● Park Creek will transfer streets, utilities, and regional parks to the City. 
● Park Creek will transfer pocket parks, alleys, medians and pools to WCMD.
● Westerly Creek will continue to receive revenue from a reduced mill levy and SOT for ongoing operations.
● The MCA will continue to assess property fees and maintain, repair and replace community assets.



Additional Sources of Funding

Financing Central Park’s infrastructure has come from a variety of sources, depending on the type of 
improvement and the relative benefit to the local community and region. 

Infrastructure Fee
Charged at time of development to builders. 

Denver Urban Renewal Tax Increment Financing (TIF)
The City shares net new tax revenues including sales tax increment and 
property tax increment revenues. 

Specific Ownership Tax
A tax on vehicle ownership in Colorado that generates additional revenue for 
the community.

Private Capital & Developer advances
Private dollars committed to infrastructure development to be repaid with 
interest to the funding source at various rates. 

Community Investment Fund (CIF)
A fee charged at the time of property transfer paid as negotiated by the 
buyer or seller. The CIF pays for affordable housing; job training; open space 
development; and promoting sustainable development



Asset Conveyance

When public debt obligations are satisfied or retired, and the remaining district 
assets conveyed to Westerly Creek, PCMD will be dissolved.

The MCA will continue to fund the maintenance, repair and replacement of the 
assets and will be reimbursed for operation of city-owned assets. 

Sustaining Community Appeal

Central Park is entering its final development phase, with nearly 
98% of the planned development already constructed. 

Upon retirement of all debt, the mill levy will be reduced by 97%.

PCMD issued a long-term finance plan in December, 2024, which
projects that PCMD’s outstanding debt is expected to be paid off in 2034.

Long-Term Financial Stability of Our Community



For Additional Information 

Community Websites
Westerly Creek Metropolitan District: westerlycreekmetro.org
Park Creek Metropolitan District: parkcreekmetro.org
Master Community Association: mca80238.com

Contacts for Further Inquiries:

Westerly Creek Metropolitan District
Phone: 303-858-1800
Email: board@westerlycreekmetro.org

Park Creek Metropolitan District
Phone: 303-468-3204
Email: tholloway@sdcdenver.org

Master Community Association 
Phone: 303-388-0724
Email: communityservices@mca80238.com

All documents referenced in this presentation are available on the WCMD website.
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