
 
 

 
 

Urban Renewal Authority of Dacono Meeting 
AGENDA 

Wednesday, May 6, 2026 
6:00 PM 

 
Meeting Location: This meeting is being held remotely.  For those interested in attending, please 

visit: https://www.daconoco.gov/1079/Urban-Renewal-Authority-of-Dacono 
________________________________________________________________________________ 

 
I. Roll Call 

 
II. *Approval of March 4, 2026, Urban Renewal Authority of Dacono Meeting Minutes. 

 
III. General Business 

 
A. *Consideration of URAD Resolution 26-07, Approving a Professional Services Agreement 

with Pioneer Development Company, LLC to Provide a Feasibility Analysis for a Proposed 
Retail Development. 

Presenter: Jenniger Krieger, Executive Director 
 

IV. Authority Member Reports 
 

V. Adjournment 
*Materials in Packets.  Accommodations for people with disabilities can be made upon request.  

 
 

https://www.daconoco.gov/1079/Urban-Renewal-Authority-of-Dacono


 
 

 
 

Urban Renewal Authority of Dacono 
Meeting Minutes 

Wednesday, March 4, 2026 
 
The meeting was called to order at 6:02 PM.   
 
Commissioners Present   Megan Braid 
     Cody Childers, arrived at 6:04 PM 
     Andrew Martinez  

Kevin Plain 
Lynette Peppler  
Bob Vince, Chairperson 
Michelle Rogers 
 

Commissioners Absent  Geno Lechuga 
Adam Morehead 
Jeff Stainbrook 
Doris Crespo 

 
           
Staff Present     Jennifer Krieger, Secretary/Executive Director 
     Valerie Taylor, Clerk to the Authority 
     Marc Kurbansade, Community Development Director 
 

I. Approval of February 4, 2026, Urban Renewal Authority of Dacono Meeting Minutes. 
Commissioner Rogers moved to approve the February 4, 2026, Urban Renewal Authority of Dacono 
Meeting Minutes. The vote was unanimously approved, with Chairperson Martinez declaring the motion 
carried. 
 

II. General Business 
 

A. *Consideration of URAD Resolution 26-06, Approving a Professional Services Agreement 
with Wenk Associates, Inc. to Provide Design Services for Phase I of City Center Park. 
Community Development Director Marc Kurbansade presented his report. 
 
Commissioner Plain moved to approve Resolution URAD 26-06, Approving a Professional Services 
Agreement with Wenk Associates, Inc. to Provide Design Services for Phase I of City Center Park. 
The vote was unanimous, with Chairperson Vince declaring the motion carried. 

 
III. Authority Member Reports 

Jennifer reported that she met with Real Soccer Metro District, which would like to build two full-size 
soccer fields with lights at the Dacono City Center Community Park. She gave an update on the clean-
up at the salvage yard.  
 

IV. Adjournment 
 
With no further business to be discussed, the meeting was adjourned at 6:20 PM 
 
Approved this 6th day May of 2026.    
       
 
        _______________________________ 
        Bob Vince, Chairperson  



 
 
 
Attest: 
 
______________________________________ 
Jennifer Krieger, Secretary/Executive Director 

 
 
 

 



 

 

 

 

 

 

Meeting Date:  May 6, 2026 

 

Agenda Item: URAD Resolution 26-07, A Resolution of the Board of Commissioners of the Urban 
Renewal Authority of Dacono Approving a Professional Services Agreement with Pioneer 
Development Company, LLC to Provide a Feasibility Analysis for a Proposed Retail Development  
 
 
Presenter: Jennifer Krieger, AICP, URAD Executive Director 
 

Background:  A new retail development is anticipated to be located within Urban Renewal Plan 
Area 1.  The developer of the site may request financial assistance in the form of tax increment 
financing or a similar mechanism.  Resolution 26-07 approves a Professional Services 
Agreement with Pioneer Development Company, LLC to provide a feasibility analysis for the 
proposed retail development. 
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URBAN RENEWAL AUTHORITY OF DACONO 
 

RESOLUTION NO. 26-07 
 
A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE URBAN RENEWAL 
AUTHORITY OF DACONO APPROVING A PROFESSIONAL SERVICES AGREEMENT 
WITH PIONEER DEVELOPMENT COMPANY, LLC TO PROVIDE A FEASIBILITY 
ANALYSIS FOR A PROPOSED RETAIL DEVELOPMENT 
 

WHEREAS, the Urban Renewal Authority of Dacono (the “Authority”) is a duly constituted 
urban renewal authority, established and operating pursuant to the provisions of C.R.S. § 31-25-101 
et seq.; and 
 
 WHEREAS, the City Council of the City of Dacono (the “City”) approved the Dacono Urban 
Renewal Plan (“Plan I”) on December 14, 2015, which guides the elimination and prevention of 
conditions of blight in the area described in Plan I (the “Plan I Area”); and 
 

WHEREAS, in furtherance of Plan I, the Authority desires to develop into a proposed retail 
development, including potential improvements such as a Sprouts Market, gas station, quick-service 
restaurants, medical uses, service retail, and a potential childcare facility, the property located in the 
Plan I Area and bounded by Flying Circle Boulevard to the west, Highway 52 to the north, Colorado 
Boulevard to the east, and 6th Street to the south (the “Property”), to advance the developmental 
objectives of Plan I; and 

 
WHEREAS, development of the Property as a retail development is in furtherance of Plan I; 

and 
 
WHEREAS, Pioneer Development Company, LLC (“Pioneer”) has the expertise, 

experience and resources to provide the Authority the required services; and 
 
WHEREAS, as a result of negotiations with Pioneer, a professional services agreement 

(“Professional Services Agreement”) attached as Exhibit A and incorporated herein by reference, 
has been provided by Pioneer for approval by the Authority; and  

 
WHEREAS the Authority is authorized in C.R.S. § 31-25-105(1)(b) to “make and execute all 

contracts and other instruments which it may deem necessary or convenient to the exercise of its 
powers.” 
 
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COMMISSIONERS OF 
THE URBAN RENEWAL AUTHORITY AS FOLLOWS:  
 
 Section 1. The foregoing Recitals are incorporated herein by this reference.  
 
 Section 2. The proposed Professional Services Agreement is hereby approved in 
essentially the same form as the copy of such Agreement attached hereto as Exhibit A.   
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 Section 3. The Chair is hereby authorized to execute the Professional Services 
Agreement on the Authority’s behalf in substantially the same form as the copy attached hereto as 
Exhibit A, and is further authorized to negotiate and approve on behalf of the Authority such revisions 
to the Professional Services Agreement as the Chair determines are necessary or desirable for the 
protection of the Authority, so long as the essential terms and conditions of the Professional Services 
Agreement are not altered. 
 
  
 INTRODUCED, READ, and ADOPTED this 6th day of May, 2026.   
 
 

URBAN RENEWAL AUTHORITY OF DACONO 
 
         ________________________________ 
         Bob Vince, Chairperson  

 
ATTEST: 
 
_______________________________ 
Jennifer Krieger, Executive Director/Secretary  
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Exhibit A 
 

PROFESSIONAL SERVICES AGREEMENT WITH PIONEER DEVELOPMENT 
COMPANY, LLC  

 
[see attached] 

 
   
 
 
 
 



















TO: Jennifer Krieger, City of Dacono 

FROM: Andrew Arnold, Pioneer Development Company 

DATE: March 23rd, 2026 

RE: City of Dacono – Sharpe Farms Towne Center Project Feasibility Analysis 

Dear Jennifer, 
Thank you for reaching out regarding the proposed Sharpe Farms Towne Center development in Dacono. 
Based on our conversation, I understand that this project, (identified in the PSA as Exhibit B and located within 
Weld County Parcels #'s 146701114001 and 146701114002), which includes a Sprouts Market, gas station, quick-
service restaurants, medical uses, service retail, and a potential childcare facility, is requesting Tax Increment 
Financing (TIF) support, and that the development team is contemplating metro district formation and bond 
issuance to fund public infrastructure. I am pleased to provide the following scope of work, timeline, and cost 
estimate for evaluating this proposal on behalf of the City and its Urban Renewal Authority. 

This analysis will independently assess the project’s financial feasibility, quantify its future tax revenue generation across 
the Urban Renewal Plan and proposed metro district, and evaluate the City’s long-term fiscal position under a revenue 
sharing agreement. This report will recommend a public financing strategy that achieves project feasibility while 
protecting the City’s fiscal health. PDC’s independent projections will be compared against the developer’s 
underwriting to identify material discrepancies and ensure public support is proportional to demonstrated need. 

The following scope is anticipated to take up to 12 weeks to complete. My Hourly Rate for this project is $250. This 
estimated timeline includes all necessary research, data analysis, coordination meetings, modeling, drafting, revisions, 
and presentation of the final deliverable. All project collaboration meetings conducted via phone or virtual platform 
are included at no additional cost. 

Project TimelineProject Start 
Date Task Deadline Weeks to Completion 

3/23/2026 Task 1 — Discovery and Interviews 4/4/2026 ~2 Weeks 

Task 2 — Tax Revenue Forecast and Model 4/25/2026 ~5 Weeks 

Task 3 — Fiscal Impact Analysis 5/16/2026 ~8 Weeks 

Task 4 — Feasibility Report 5/30/2026 ~11 Weeks 

Task 5 — Presentations (URA Board and City 
Council) TBD ~12 Weeks 

If you have any questions or need additional details regarding our approach or cost estimate, please do not hesitate to 
reach out. Thank you for the opportunity to work with you and the Dacono community on this project. 

Andrew Arnold 
Founder | Principal 
Pioneer Development Company 
Durango, Colorado  |  856.625.6564  |  andrew@pioneerdevelopmentcompany.com 

Exhibit A



City of Dacono Urban Renewal Authority  |  Project Feasibility Analysis 

Project Approach 

Task 1 — Discovery and Interviews 
PDC will conduct interviews with the City of Dacono staff, URA staff, the development team, and their consultants and 
underwriters. The purpose is to gather all information necessary to evaluate revenue sharing proposals, including the 
project’s development program and phasing, pro forma assumptions, infrastructure cost estimates, proposed metro 
district boundaries, financing terms, and the developer’s tax revenue projections. PDC will request the developer’s 
underwriting model and bond financing assumptions to ensure that our independent analysis can be meaningfully 
compared with their projections. This task will also include a review of Dacono’s existing Urban Renewal Plan and any 
publicly eligible infrastructure the City has already funded, or that it anticipates the development triggering. 

Task 2 — Tax Revenue Forecast and Model 
This task will develop an independent tax revenue forecast model projecting the development’s future incremental 
tax revenue over the life of the TIF agreement. The model will forecast property tax increment for the Urban Renewal 
Plan and property, sales tax revenues generated by the commercial uses (including the grocery, QSRs, gas station, 
medical, and service tenants), and metro district mill levy revenues. Comparable commercial developments will be 
analyzed to benchmark assessed valuations and sales-per-square-foot assumptions. PDC’s revenue projections will 
be compared with the developer’s underwriting to evaluate alignment and identify material discrepancies in 
valuation, lease-up assumptions, or tax rate inputs. The model will also estimate bonding capacity based on projected 
TIF revenues to inform the viability of the proposed public financing stack. All projections are intended as planning 
estimates and do not substitute for formal underwriting. 

Task 3 — Fiscal Impact Analysis 
This task will evaluate the development’s net fiscal impact on the City of Dacono, participating taxing entities, and 
DURA over the term of the proposed revenue sharing agreement. PDC will analyze recent budgets and recurring 
operating expenditures to estimate the cost of services associated with the proposed development, including public 
safety, public works, and administration, compared against projected incremental revenues. 

The analysis will also consider major capital improvements that may be triggered by the development, including 
infrastructure upgrades, utility extensions, or transportation improvements, and evaluate how these are 
addressed within the proposed public financing structure. This task will produce a clear picture of whether the 
revenue sharing agreement, as structured, results in a net fiscal benefit or deficit for the taxing entities over time. 

Task 4 — Feasibility Report 
This task will synthesize the findings from Tasks 1 through 3 into a concise Feasibility Report. The report will describe the 
proposed development and its public finance request, summarize the tax revenue forecast and fiscal impact 
findings, and recommend a revenue sharing strategy that achieves project feasibility while minimizing risk to 
the City and to the URA. Recommendations will address the appropriate level of TIF support, metro district 
structure, and any conditions PDC recommends attaching to the revenue sharing agreement to protect the City’s 
long-term interests. 

Task 5 — Presentations 
This task includes preparation and in-person delivery of presentations to both the URA Board and City Council. 
PDC will prepare a PowerPoint slide deck summarizing the study’s methodology, key findings, and 
recommendations, tailored for each board’s decision-making context. Hours include preparation and delivery. 
Travel expenses for in-person meetings and presentations are included in the cost estimate. 

Collaboration Meetings 
A successful project is grounded in frequent and effective collaboration with City and URA staff, the development 
team, and other stakeholders. Pioneer Development Company’s goal is to provide a transparent and responsive 
process that quickly addresses questions and supports informed decision-making. All project coordination meetings 
conducted via phone or virtual platform are included in this proposal at no additional cost. 



City of Dacono Urban Renewal Authority  |  Sharpe Farms Towne Center Feasibility Analysis 

Cost Estimate 

City of Dacono Urban Renewal Authority — Dacono, Colorado 
Project Feasibility Analysis TOTAL FEES 

Production Estimate — Includes All Steps Within Approach 

Task 1 — Discovery and Interviews $2,000 

Task 2 — Tax Revenue Forecast and Model $6,000 

Task 3 — Fiscal Impact Analysis $8,000 

Task 4 — Feasibility Report $8,000 

Task 5 — Presentations (URA Board and City Council) $1,500 

Subtotal: $25,500 

Expenses (Travel, Lodging, Per Diem) $750 

Total: $26,250 

Notes: 
• Line-item estimates are only estimates, and final costs may be reallocated between line items.
• All items not explicitly included are explicitly excluded.
• All project collaboration meetings (phone or virtual) are included at no additional cost.
• Expenses include travel, lodging, and per diem for in-person meetings and presentations.
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