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MIRABELLE METROPOLITAN DISTRICT NOS. 1-4 
2023 ANNUAL REPORT 

Pursuant to the Amended and Restated Service Plan for Mirabelle Metropolitan District No. 1 
(formerly known as Highlands Ranch Metropolitan District No. 5) and the Consolidated Service 
Plan for Mirabelle Metropolitan District Nos. 1-4 (individually, “District No. 1,” “District No.  2,” 
“District No. 3,” “District No. 4,” or a “District,” and collectively, the “Districts”), approved by 
the Douglas County Board of County Commissioners (the “County”) on October 25, 2016 (the 
“Service  Plan”), and section 32-1-207(3)(c), C.R.S., the Districts are required to submit an annual 
report with the Douglas County Clerk no later than September 30th of each calendar year, which 
annual report shall reflect activity and financial events of the Districts through the preceding 
December 31 (the “Report Year”). Please note that District Nos. 2, 3, and 4 were organized in 
November 2016. Also, please note that as of December 7, 2016, District Nos. 3 and 4 adopted 
resolutions declaring inactive status and are continuing inactive status. The Boards of Directors of 
the Districts are referred to herein as each a “Board” and collectively, the “Boards.” 
 

For the year ending December 31, 2023, the District makes the following report: 
 

I. Districts’ Descriptions – General Information  
 

Districts Board Members, officers' titles, and terms 
 
District No. 1 Board Members 
 
Michele Miller, President 
Term to May 2027 

Jessica McDonagh, Assistant Secretary 
Term to May 2027 

Eric Weinstein, Vice President 
Term to May 2027 

Jennifer Hepp, Treasurer  
Term to May 2025 

Thomas Schriefer, Assistant Secretary, 
Term to May 2025 

 

 
District No. 2 Board Members 
 
Michele Miller, President 
Term to May 2027 

Mac L. Orlady, Assistant Secretary 
Term to May 2027 

Wyatt Chadwick, Vice President 
Term to May 2027 

Jennifer Hepp, Treasurer  
Term to May 2025 

Kristen Beshany, Assistant Secretary, 
Term to May 2025 

 



 

a. Changes in board memberships in past year 
 
During the May 2023 elections, Mac L. Orlady and Wyatt Chadwick were elected 
to the District No. 2’s Board, and Michele Miller was re-elected to District Nos. 1, 
2, 3, and 4 Boards.  
 

b. Name and address for official Districts' contact 
 
Trisha K. Harris, Esq. 
White Bear Ankele Tanaka and Waldron 
2154 E Commons Ave, Suite 2000 
Centennial, Colorado 80122 
 

c. Elections held in the past year and their purpose 
 
District Nos. 1, 3, and 4 cancelled the 2023 May Election for the purpose of electing 
directors.  Director Miller was deemed elected for District Nos. 1, 3, and 4. District 
No. 2 held the 2023 May Director Election for the purpose of electing directors.  
 

II. Boundary changes for the report year and proposed changes for the coming year 
 
The Districts neither changed their boundaries during the Report Year nor have proposed 
any changes for the coming year. 
 

III. List of intergovernmental agreements (existing or proposed) and a brief description 
of each detailing the financial and service arrangements  
 
a. Emergency Interconnection Agreement dated February 24, 2023, between District 

No. 1 and Centennial Water and Sanitation District and Dominion Water and 
Sanitation District is attached hereto as Exhibit A-1. 
 

b. License Agreement dated March 2, 2023, between District No. 1 and Dominion 
Water and Sanitation District is attached hereto as Exhibit A-2. 
 

c. First Amendment to Mill Levy Agreement dated November 8, 2023, between 
District No. 1 and District No. 2 is attached hereto as Exhibit A-3. 
 

d. The Grant and Acceptance of Operation and Maintenance Agreement dated January 
26, 2024, between District No. 1 and Centennial Water and Sanitation District and 
Dominion Water and Sanitation District is attached hereto as Exhibit A-4. 
 

e. The Grant and Acceptance of Operation and Maintenance Agreement dated 
February 20, 2024, between District No. 1 and Centennial Water and Sanitation 
District and Dominion Water and Sanitation District is attached hereto as Exhibit 
A-5. 
 



 

IV. Service Plan 
 
a. List and description of services authorized in the Service Plan 

 
See the Service Plan and First Amendment for the Districts attached as Exhibits B-
1 and B -2, respectively.  
 

b. List and description of facilities authorized in the Service Plan 
 
See the Service Plan and First Amendment for the Districts attached as Exhibits B-
1 and B -2, respectively.  
 

c. List and description of extraterritorial services, facilities and agreements 
 
See the Service Plan and First Amendment for the Districts attached as Exhibits B-
1 and B -2, respectively.  
 

V. Development Progress 
 
a. Indicate the estimated year of build-out, as set forth in the Service Plan. 

 
The estimated year of build out for the Districts is currently anticipated to be 2028. 
 

b. List the services provided with the date service began compared to the date 
authorized by the Service Plan. 
 
The Service Plan authorizes the Districts to provide the following services or 
facilities:  
 

Water 
Storm Sewer 
Sanitation and Wastewater Treatment 
Street Improvements 
Traffic Safety Protection 
Parks and Recreation 
Television Relay and Translation 
Mosquito Control 
Fire Protection 
Covenant Enforcement and Design Review 

 
c. List changes made to the Service Plan, including when the change was authorized, 

when it was implemented or is expected to be implemented. 
 
On December 6, 2022, the Districts filed a First Amendment to the Amended and 
Restated Service Plan for Mirabelle Metropolitan District No. 1 and the 
Consolidated Service Plan for Mirabelle Metropolitan District Nos. 1-4 (“First 



 

Amendment”) with the Douglas County Clerk and Recorder, attached as Exhibit 
B-2. The First Amendment allows the Boards to adjust the mill levy for the 
repayment of debt when there are changes in the method of calculating assessed 
valuation, so that to the extent possible, the actual tax revenues generated by the 
mill levy, as adjusted, are neither diminished nor enhanced as a result of such 
changes. On January 24, 2023, the County approved the First Amendment, and the 
change went into effect immediately thereafter.  

 
d. List facilities to be acquired or constructed or leased back as set forth in the Service 

Plan and compare the date of completion or operation with the date authorized by 
the Service Plan. 
 
As of the Report Year, the Districts maintain any common landscaping 
maintenance that the homeowner’s association does not maintain (the landscaping 
at the Highline House and the landing amenity sites). Douglas County will maintain 
the roadways, walks, and storm sewer once it has been accepted by the County after 
the warranty period. The District owns water and sewer infrastructure within the 
community.  The District has entered into a full-service agreement with Centennial 
Water and Sanitation District (CWSD) for operation and maintenance.  
 

e. List of facilities not completed. Indicate the reason for incompletion and provide a 
revised schedule, if any. 

f.  
Landscaping will be completed concurrently with all other adjacent development 
pending applicable planting season and weather permitting. Percentage of 
completion varies based on adjacent development. As of December 31, of the 
Report Year, Solstice Filing No. 2 water and sewer improvements were initially 
accepted and in their maintenance/warranty period. 
 

g. List facilities currently under construction with the percentage complete and an 
anticipated date of completion. 
 
Landscaping will be completed concurrently with all other adjacent development 
pending applicable planting season and weather permitting. Percentage of 
completion varies based on adjacent development. As of December 31, of the 
Report Year, Solstice Filing No. 2 water and sewer improvements were initially 
accepted and, in their maintenance,/warranty period. 

 
h. Indicate the population of the Districts for the previous five (5) years and provide 

population projections for the next five (5) years. 
 
The Service Plan estimates 2.3 persons per residence. The number of lots sold in 
the last three years is a follows: 
 

2020 - 30  
2021 - 115  



 

2022 - 194  
2023- 155 
2024- 92 (as of September 30,2024) 
 

Total estimated population over the last five years is 1347. 
 
Based on the projected lots remaining, the estimated population is 1183 over the 
next five years. 
 

i. List the planned number of housing units by type and the number of commercial 
and industrial properties with respective square footage and anticipated dates of 
completion/operation. Compare the completed units and completed commercial 
and industrial properties to the amount planned in the Service Plan. 
 
Total homes expected to be constructed is 1,100. 
 
i. Home construction began in the Fall of 2019  

Home construction is expected to be completed by 2028 
   

ii. 36’ Family Entry Level Product - SFD 
(1) Total number planned: 295 
(2) Size range of lots:  47 feet by 105 feet. 
(3) Size range of completed homes:   2026 sf to 2740 sf 
(4) Base price range of completed homes: Average $722,890 

 
iii. 40’ Journeyman Family Product - SFD 

(1) Total number planned: 245 
(2) Size range of lots:  51 feet by 105 feet. 
(3) Size range of completed homes:   2230 sf to 3550 sf 
(4) Base price range of completed homes: Average $830,690 

 
iv. 50’ Move-Up Family - SFD 

(1) Total number planned: 139 
(2) Size range of lots:  61 feet by 105 feet. 
(3) Size range of completed homes:   3538 sf to 4400 sf 
(4) Base price range of completed homes: Average $980,690 

 
v. 40’ Active Lifestyle - SFD 

(1) Total number planned: 217 
(2) Size range of lots:  51 feet by 110 feet. 
(3) Size range of completed homes:  1832 sf to 2174 sf 
(4) Price range of completed homes: Average $751,400 

 
vi. 50’ Active Lifestyle - SFD 

(1) Total number planned: 204 
(2) Size range of lots:  61 feet by 110 feet. 



 

(3) Size range of completed homes:   2369 sf to 2596 sf 
(4) Price range of completed homes: Average $869,650 

 
j. List any enterprises created by and/or operated by or on behalf of the Districts and 

summarize the purpose of each. 
 
No enterprises have been created by and/or operated by or on behalf of the Districts. 
 

VI. Financial Plan and Financial Activities  
 
a. Provide copies of the audits or exemptions from the audit for the reporting year. 

 
District Nos. 1 and 2’s 2023 audits are attached as Exhibits C-1 and C-2, 
respectively. District Nos. 3 and 4 were inactive during the Report Year and, thus, 
are exempt from filing audits and exemptions. 

 
b. Provide copies of the budgets, showing the reporting and previous years. 

 
District Nos. 1 and 2’s 2023 budgets and amendments are attached as Exhibits D-
1 to D-3, and District Nos. 1 and 2’s 2024 budgets attached as Exhibits E-1 to E-
2. District Nos. 3 and 4 were inactive during the Report Year and, thus, did not 
adopt budgets. 
 

c. Show revenues and expenditures of the Districts for the previous five (5) years and 
provide projections for the next five (5) years. Include any non-District or non-
governmental financial support. Include and list individually all fees, rates, tolls, 
etc., with a summary of the purpose of each. Show other miscellaneous tax revenue, 
such as specific ownership taxes. For the same period, show actual and projected 
mill levies by purpose (showing mill levies for each individual general obligation, 
revenue-based obligation, or contractual obligation). 
 
See District Nos. 1 and 2’s attached budgets in Exhibits D-1 to D-3 and Exhibits 
E-1 to E-2.  
 

d. List all debt that has been issued, including all individual issuances with a schedule 
of service until the debt is retired. 
 
District No. 2 issued its Limited Tax (Convertible to Unlimited Tax) General 
Obligation Bonds, Series 2020A, in the amount of $29,295,000, on January 29, 
2020, and it Subordinate Limited Tax General Obligations Bonds, Series 2020B, in 
the amount of $7,365,000, on January 29, 2020. 
 

e. List individually all authorized but unissued debt, including the purpose, ballot 
issue letter designation and election date, and amounts authorized and unissued. 
 
See the Districts’ attached DLG-32 Forms in Exhibits F-1 to F-4.  



 

 
f. List the total amount of debt issued and outstanding as of the date of the annual 

report and compare to the maximum authorized debt level as set forth in the Service 
Plan. 
 
Total issued $36,660,000; total outstanding $36,660,000; maximum debt limit per 
service plan is $90,000,000. 
 

g. Enterprises of the Districts. 
 
There are no enterprise operations to report.  
 

h. Detail contractual obligations. 
 
A list of the Districts’ current contractual obligations entered into in the Report 
Year is attached as Exhibit G. 
 

i. Actual and Assessed Valuation History. 
 
District No. 1’s 2023 final assessed valuation is $165,000. 
District No. 2’s 2023 final assessed valuation is $32,920,810 
District No. 3’s final assessed valuation is $400. 
District No. 4’s final assessed valuation is $300. 
 

j. Mill Levy History. 
 
2023 Mill Levy Certification for Collection in 2024: 

 
District No. 1:  77.956 mills 
District No. 2:  89.664 mills 
District No. 3:  0.00 
District No. 4:  0.00 

 
District Nos. 1 and 2’s mill levy certifications are attached as Exhibits H-1 and H-
2. 
 

k. Miscellaneous Taxes History. 
 
See District Nos. 1 and 2’s 2024 budgets for tax information, attached as Exhibits 
E-1 to E-2.  
 

l. Estimated Assessed Valuation of Districts at 100% Build-Out. 
 
$53,836,000  
 



 

m. Estimated Amount of Additional General Obligation Debt to be Issued by the 
Districts between the End of Current Year and 100% Build-Out. 
 
Information regarding the issuance of additional general obligation debt is 
unknown at this time other than as estimated in the Service Plan.  
 

  



 

FURTHERMORE, pursuant to § 32-1-207(3)(c), C.R.S., the Districts are required to 
provide an annual report regarding the following matters: 

 
1. Boundary changes made to the Districts’ boundaries as of December 31 of the Report 

Year. 
 
 The Districts did not change their boundaries as of December 31 of the Report Year. 
 

2. Intergovernmental Agreements with other governmental entities, either entered into 
or terminated, as of December 31 of the Report Year. 

 
a. Emergency Interconnection Agreement dated February 24, 2023, between District 

No. 1 and Centennial Water and Sanitation District and Dominion Water and 
Sanitation District is attached hereto as Exhibit A-1. 
 

b. License Agreement dated March 2, 2023, between District No. 1 and Dominion 
Water and Sanitation District is attached hereto as Exhibit A-2. 
 

c. First Amendment to Mill Levy Agreement dated November 8, 2023, between 
District No. 1 and District No. 2 is attached hereto as Exhibit A-3. 

 
The Districts did not terminate any intergovernmental agreements with other governmental 
entities as of December 31 of the Report Year.  
 

3. Access information for copies of the Districts’ rules and regulations, if any, as of 
December 31 of the Report Year. 

 
District No. 1’s rules and regulations are available on its website: 
https://mirabellemetrodistrict.com/. District No. 2 has not adopted rules and regulations. 
District Nos. 3 and 4 were inactive during the Report Year and have not adopted rules and 
regulations. 
 

4. A summary of any litigation which involves the Districts’ Public Improvements as of 
December 31 of the Report Year. 

 
To the best of our knowledge, the Districts’ Public Improvements are not involved in any 
litigation as of December 31 of the Report Year. 
 

5. Status of the Districts’ construction of the Public Improvements as of December 31 of 
the Report Year. 

 
See the responses to Items V.d. and V.e. above. 
 
 

https://mirabellemetrodistrict.com/


 

6. A list of all facilities and improvements constructed by the Districts that have been 
conveyed or dedicated to the governing jurisdiction as of December 31 of the Report 
Year. 

 
As of December 31, of the Report Year, the Districts have neither conveyed nor dedicated 
facilities and improvements constructed by the Districts to the governing jurisdiction.  
 

7. The final assessed valuations of the Districts for the Report Year. 
 

District No. 1’s 2023 final assessed valuation is $165,000. 
District No. 2’s 2023 final assessed valuation is $32,920,810 
District No. 3’s final assessed valuation is $400. 
District No. 4’s final assessed valuation is $300. 
 

8. A copy of the current year’s budget. 
 

District No. 1 and District No. 2’s 2024 budget is attached as Exhibits E-1 to E-2. 
 

9. A copy of the audited financial statements, if required by the “Colorado Local 
Government Audit Law”, part 6 of article 1 of title 29, or the application for 
exemption from audit, as applicable. 

 
District Nos. 1 and 2’s 2023 audits are attached as Exhibits C-1 and C-2, respectively. 
District Nos. 3 and 4 were inactive during the Report Year and, thus, are exempt from filing 
audits and exemptions. 
 

10. Notice of any uncured events of default by the Districts, which continue beyond a 
ninety (90) day period, under any Debt instrument. 

 
To our actual knowledge, the Districts did not receive notice of any uncured events of 
default by the Districts, which continued beyond a ninety (90) day period, under any Debt 
instrument. 
 

11.  Any inability of the Districts to pay their obligations as they come due, in accordance 
with the terms of such obligations, which continue beyond a ninety (90) day period. 

 
To our actual knowledge, there was not any inability of the Districts to pay their obligations 
as they came due, in accordance with the terms of such obligations, which continued 
beyond a ninety (90) day period. 
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LICENSE AGREEMENT 
______________________ 

 
 This LICENSE AGREEMENT (“Agreement”) is made effective the 2nd day of March, 
2023, by and between MIRABELLE METROPOLITAN DISTRICT NO. 1, a quasi-municipal 
corporation and political subdivision of the State of Colorado (“Mirabelle”) and DOMINION 
WATER AND SANITATION DISTRICT, a quasi-municipal corporation and political 
subdivision of the State of Colorado (“Dominion”).  Mirabelle and Dominion may be referred to 
herein individually as a “Party” and collectively as the “Parties.”  
 

RECITALS 
 
 WHEREAS, Mirabelle and Dominion are each a quasi-municipal corporation and political 
subdivision of the State of Colorado, organized pursuant to and in accordance with the provisions 
of §§ 32-1-101, et. seq., C.R.S. for the purpose of constructing, financing, operating, and 
maintaining certain public facilities and improvements for themselves, and for their taxpayers, 
residents, and users; and 
 
 WHEREAS, Mirabelle has installed a potable water system (the “Mirabelle System”) to 
serve its service area (the “Development”); and 
 
 WHEREAS, pursuant to that certain Restated and Amended Highlands Ranch Water and 
Wastewater Agreement between Mirabelle and Centennial Water and Sanitation District 
(“Centennial”), dated February 26, 2018, Centennial is authorized to operate, maintain, repair, 
and replace the Mirabelle System and provides water service to the Development on a total service 
basis; and 
 
 WHEREAS, Dominion desires to connect its water system (the “Dominion System”) to 
the Mirabelle System, with such connection to be activated on an emergency basis only; and  
 
 WHEREAS, Centennial and Dominion intend to enter into a certain Emergency 
Interconnect Agreement (the “Centennial Agreement”), pursuant to which Centennial will agree 
to Dominion connecting to the Mirabelle System, and Dominion and Centennial will agree to allow 
potable water to be delivered to the other’s system on an emergency basis when the emergency 
connection is activated, as more fully provided therein; and  
 
 WHEREAS, Mirabelle desires to allow such connection to the Mirabelle System in 
accordance with the terms of this Agreement. 
 

NOW THEREFORE, in consideration of the foregoing, and in further consideration of the 
mutual covenants contained herein and for other good and valuable consideration, the receipt and 
adequacy of which are hereby acknowledged, the Parties agree as follows: 
 
 1. License.  Subject to the execution of the Centennial Agreement, Mirabelle hereby 
grants to Dominion, its directors, officers, employees, agents, and contractors, a revocable, non-
exclusive license (the "License") to connect to the Mirabelle System via installation of a vault, 
back flow prevention devices, pipes, meters, and other appurtenances, including the isolation 
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valves and the piping outside the vaults, as more particularly set forth and described in the attached 
Exhibit A, attached hereto and incorporated herein (the “Emergency Connection 
Improvements”).  Per the Centennial Agreement, Centennial shall be responsible for engaging 
such independent design or engineering professionals as necessary to prepare the final construction 
plans and specifications (the “Plans and Specifications”) of the Emergency Connection 
Improvements, the cost of which is to be borne equally between Centennial and Dominion.  The 
cost of the Emergency Connection Improvements, including but not limited to any necessary 
permits or approvals necessary related to the same, and repairs, reconstruction or improvements to 
the same, shall be the borne by Dominion and Centennial, as more fully provided in the Centennial 
Agreement.  The Emergency Connection Improvements connecting the Dominion System to the 
Mirabelle System shall be constructed by Centennial in accordance with the Plans and 
Specifications.  Dominion shall cause Centennial to notify Mirabelle at least ten (10) days prior to 
the commencement of the construction of the Emergency Connection Improvements and Mirabelle 
shall be afforded the opportunity to observe the construction of the same, for the purpose of 
determining compliance with the terms and provisions of this Agreement. 

 
 2. Activation of the Emergency Connection Improvements.  The Emergency 
Connection Improvements shall be used only in the event of an emergency and in strict accordance 
with the Centennial Agreement.  Pursuant to the Centennial Agreement, and as the same applies 
to this Agreement, an emergency is defined as a main break or other failure of either the Dominion 
System or the Mirabelle System that causes a partial or total inability Dominion or Centennial to 
provide domestic water service within its respective Service Areas (as defined in the Centennial 
Agreement), subject to the Mirabelle System being capable of providing emergency service to 
Dominion, the final determination of which shall be made by Centennial, or subject to Dominion’s 
System being capable of providing emergency service to Centennial, the final determination of 
which shall be made by Dominion. 

 
 3. Maintenance.  Per the Centennial Agreement, Centennial shall be responsible for 
the maintenance, repair, and replacement of the Emergency Connection Improvements as more 
fully provided in the Centennial Agreement. In the event of damage to the Mirabelle System, other 
than to the Emergency Interconnect Improvements, arising directly or indirectly from Dominion’s 
use of the Emergency Connection Improvements, Mirabelle shall provide Dominion with written 
notification of the same, including available estimates for the repair of the damage.  Mirabelle shall 
then be entitled to undertake any necessary repairs, and shall provide to Dominion a final, written 
invoice for the actual costs of such repairs, which amount shall be due and owing from Dominion 
to Mirabelle within thirty (30) days of the date of such invoice.  Any amount not paid within such 
thirty (30) day period shall accrue interest at the rate of 6% per annum. 
 
 4. Waiver and Indemnification. Dominion hereby waives and releases Mirabelle from 
any and all claims, demands, losses, liabilities, actions, lawsuits, damages, and expenses (the 
“Claims) for any damage that may occur to the Dominion System or any other property or 
improvements that may arise out of or are in any way related to the delivery of water to or from 
the Dominion System in accordance with this Agreement or otherwise.  To the extent permitted 
by law, Dominion shall defend, indemnify and hold harmless Mirabelle and each of its directors, 
officers, contractors, employees, agents and consultants (collectively, the “Mirabelle 
Indemnitees”), from and against any and all Claims, including reasonable legal expenses and 
attorneys’ fees actually incurred, by the Mirabelle Indemnitees arising directly or indirectly, in 
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whole or in part, out of the errors or omissions, negligence, willful misconduct, or any criminal or 
tortious act or omission of Dominion or any of its subcontractors, officers, agents or employees, 
in connection with the installation, maintenance, repair, replacement, or use of the Emergency 
Connection Improvements.  Notwithstanding anything else in this Agreement or otherwise to the 
contrary, Dominion is not obligated to indemnify the Mirabelle Indemnitees for the negligence of 
Mirabelle or the negligence of any other Mirabelle Indemnitee.   

 5. Insurance.  Dominion shall keep in full force and effect, for the mutual benefit of 
Dominion and Mirabelle, commercial general liability Insurance with minimum limits of liability 
of not less than $2,000,000 per occurrence for bodily injury and property damage liability; 
$2,000,000 designated location, general aggregate; and $1,000,000 umbrella.  Such insurance will 
include coverage for contractual liability, personal injury and broad form property damage, and 
shall include all major divisions of coverage and be on a comprehensive basis.  This policy must 
include coverage extensions to cover the indemnification obligations contained in this 
Agreement to the extent caused by or arising out of bodily injury or property damage.  This 
policy will be endorsed to name Mirabelle and its officers, and directors as additional insureds.  
All coverage provided by Dominion pursuant to this Agreement shall be written as primary 
policies, not contributing with and not supplemental to any coverage that Mirabelle may carry.  

6. Remedies.  The Parties hereto acknowledge and agree that each Party may exercise 
all rights and remedies in law or in equity, by a decree in specific performance, or such other legal 
or equitable relief as may be available for any default or breach of this Agreement. 

7. Termination.  In the event the Centennial Agreement is terminated for whatever 
reason, Mirabelle shall thereafter have the right to terminate this Agreement upon written notice 
to Dominion.  Within sixty (60) days of termination of this Agreement for whatever reason, 
Dominion shall remove or cause to be removed the Emergency Connection Improvements and 
restore or caused to be restored the Mirabelle System to the condition as existed prior to the 
construction of the Emergency Connection Improvements.  Failure of Dominion to remove or 
cause to be removed the Emergency Connection Improvements as set forth herein shall be deemed 
to be an abandonment of the Emergency Connection Improvements by Dominion, and Mirabelle 
may thereafter be entitled to remove the same at its sole discretion, subject to any approval that 
may be required of Centennial. 

8. Notice.  Any notice required or permitted by this Agreement shall be in writing and 
shall be deemed to have been sufficiently given for all purposes if sent by certified mail or 
registered mail, postage and fees prepaid, addressed to the Party to whom such notice is to be 
given, at the address set forth below, or at such other address as has been previously furnished in 
writing, to the other Party.  Such notice shall be deemed to have been given when deposited in the 
United States mail. 

 
Mirabelle:  Mirabelle Metropolitan District No. 1 

c/o CliftonLarsonAllen 
8390 E. Crescent Parkway, Suite 300 
Greenwood Village, CO 80111 
Attention: Denise Denslow 
Phone: (303) 779-5710 
E-mail: densie.denslow@claconect.com 
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With a copy to: White Bear Ankele Tanaka & Waldron 
   2154 East Commons Avenue, Suite 2000 

    Centennial, Colorado  80122 
   Attention: Trisha K. Harris, Esq. 
   Phone: (303) 858-1800  

    E-mail; tharris@wbapc.com 
 
Dominion:  Dominion Water & Sanitation District     

9250 E. Costilla Ave., Ste. 400 
Greenwood Village, CO 80112 
Attention: Andrea Cole, District Manager 
Phone: (720) 556-6840 
Email: Andrea.Cole@Dominionwsd.com  

 
 9. Governmental Immunity. Nothing in this Agreement shall be construed to be a 
waiver, in whole or in part, of any right, privilege, or protection afforded Mirabelle or Dominion 
or any of their directors, officers, employees, servants, agents, or authorized volunteers under any 
governmental immunity that may be available under law, in particular, governmental immunity 
afforded or available to Mirabelle or Dominion pursuant to the Colorado Governmental Immunity 
Act, Section 24-10-101, et seq., C.R.S., as amended from time to time. 
 
 10. Entire Agreement. This Agreement contains the complete and entire agreement 
between the Parties concerning the matters set forth herein. 

 
 11. Governing Law. This Agreement shall be governed by, construed, and interpreted 
in accordance with the laws of the State of Colorado and shall be binding upon and insure to the 
benefit of the Parties and their successors and assigns. The place of venue shall be Douglas County, 
Colorado. 

 
 12. Severability. If any provision of this Agreement or the application thereof to any 
person, party, or circumstances shall to any extent be invalid, the remainder of this Agreement or 
the application of such provision to persons, parties, or circumstances other than those as to which 
it is held invalid shall not be affected thereby, and each provision of the Agreement shall be valid 
and enforced to the fullest extent permitted by law. 

 
 13. Amendment. This Agreement may be amended, altered, or modified only written 
instrument, validly executed by the Parties. 
 
 14. Assignment.  Neither Party shall assign this Agreement or parts thereof, or its 
respective duties, without the express written consent of the other Party.    

 
 15. No Third Party Beneficiaries.  It is expressly understood and agreed that 
enforcement of the terms and conditions of this Agreement, and all rights of action relating to such 
enforcement, shall be strictly reserved to the Parties and their successors and assigns and nothing 
contained in this Agreement shall give or allow any such claim or right of action by any other third 
party on such Agreement.  It is the express intention of the parties that any person receiving 
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services or benefits under this Agreement shall be deemed to be an incidental beneficiary only. 
 
 16. Waiver. Any failure to enforce or waiver of any breach of any of the provision of 
this Agreement shall not constitute a waiver of any continued or additional breach of the same or 
any other provisions of this Agreement. 

 
 17. Counterparts. This Agreement may be executed in multiple counterparts that, taken 
together, shall constitute the whole agreement. Facsimile or electronic copies of signatures shall 
be valid as originals, and, upon receipt, shall be deemed originals and binding upon the signatories 
hereto, and shall have the full force and effect of the original for all purposes, including the rules 
of evidence applicable to court proceedings. 

 
 18. Subject to Annual Appropriation and Budget.  Neither Mirabelle nor Dominion 
intends hereby to create a multiple-fiscal year direct or indirect debt or other financial obligation 
whatsoever.  The obligations of Mirabelle and Dominion under this Agreement are subject to annual 
budgeting and appropriations, and each Party expressly understands and agrees that the  decision 
whether or not to budget and appropriate funds is within the discretion of the governing body of 
Mirabelle or Dominion, and the obligations of Mirabelle or Dominion shall extend only to monies 
appropriated for the purposes of this Agreement and shall not constitute a mandatory charge, 
requirement or liability in any ensuing fiscal year beyond the then-current fiscal year.  Either 
Party’s obligation to make payments and pay other amounts due under this Agreement shall 
constitute a current expense and shall not in any way be construed to be a debt in contravention of 
any applicable constitutional or statutory limitations or requirements. 

 
 

[The rest of this page intentionally left blank.] 
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 IN WITNESS WHEREOF, the Parties hereto have executed this Agreement as of the day 
and year first above set forth. 
 

MIRABELLE: 
MIRABELLE METROPOLITAN DISTRICT 
NO. 1, a quasi-municipal corporation and 
political subdivision of the State of Colorado 
 

 
Officer of the District 

 
 
ATTEST: 
 

 
 
 
 

DOMINION: 
DOMINION WATER & SANITATION 
DISTRICT, a quasi-municipal corporation and 
political subdivision of the State of Colorado 
 

 
Officer of the District 

 
 
ATTEST: 
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FIRST AMENDMENT TO 
MILL LEVY AGREEMENT 

 
 
 This FIRST AMENDMENT TO MILL LEVY AGREEMENT (the “Amendment”) is 
made and entered into as November 8, 2023, by and between MIRABELLE METROPOLITAN 
DISTRICT NO. 1 (“District No. 1”) and MIRABELLE METROPOLITAN DISTRICT NO. 2 
(“District No. 2” and together with District No. 1, the “Districts”), each quasi-municipal 
corporation and political subdivisions of the State of Colorado. 
 

WHEREAS, the District are parties to that certain Mill Levy Agreement, dated January 1, 
2022 (the “Agreement”); and 

 
WHEREAS, capitalized terms used herein shall have the meanings given them in the 

Agreement; and 
 
WHEREAS, the District desire to amend the Agreement as set forth in this Amendment. 
 
NOW, THEREFORE, in consideration of the mutual promises and covenants contained 

herein, and for other good and valuable consideration, the receipt and sufficiency of which are 
hereby acknowledged, the Parties covenant and agree as follows: 
 

1. Repeal and Restatement.  Section 2.02 of the Agreement is hereby repealed in its 
entirety and the following Section 202 is substituted:   

 
 SECTION 2.02.  Procedure for Determination of the Service District Mill Levy.  In 
order to determine the amount of the mill levy to be imposed by District No. 1 each year, District 
No. 1 shall, in accordance with the terms of the MLEPA, determine the Operations and 
Maintenance Mill Levy and the Debt Service Mill Levy necessary for certification by each of the 
Financing Districts based upon an aggregate calculation of the capital and operational 
expenditures anticipated for the Districts and the preliminary assessed valuation of the Financing 
Districts and District No. 1.  The mill levy to be imposed by District No. 1 for each year (the 
“District No. 1 Mill Levy”) shall be shall be comprised of a debt service mill levy and an 
operations and maintenance mill levy, each commensurate with the total Debt Service Mill Levy 
and the Operations and Maintenance Mill Levy making up the Equalization Mill Levy to be 
imposed by District No. 2, with the acknowledgement that the District No. 1 Mill Levy may be 
lower than the Equalization Mill Levy taking into account the mill levy caps set forth in the 
Service Plan and the fact that the ratio applied to the actual value of the property in each of the 
Districts to result in the assessed valuations may differ due to the classification(s) of the property 
within each District,  
 
 2. Prior Provisions Effective.  Except as expressly modified by this Amendment, all 
other provisions of the Agreement shall remain in full force and effect. 
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3. Counterpart Execution.  This Amendment may be executed in several 
counterparts, each of which may be deemed an original, but all of which together shall constitute 
one and the same instrument.  Executed copies of this Amendment may be delivered by facsimile 
or email of a PDF document, and, upon receipt, shall be deemed originals and binding upon the 
signatories to this Amendment. 
 

 
[Signature page follows]
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IN WITNESS WHEREOF, the Parties have executed this Amendment as of the date set 
forth below.  By the signature of its representative below, each Party affirms that it has taken all 
necessary action to authorize said representative to execute this Amendment. 

 
 

 
MIRABELLE METROPOLITAN DISTRICT 
NO. 1 

By:  
 President 

ATTEST: 

  
Secretary 

MIRABELLE METROPOLITAN DISTRICT 
NO. 2 

By:  
 President 

ATTEST: 

  
Secretary 
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AMENDED AND RESTATED SERVICE PLAN 

FOR 

MIRABELLE METROPOLITAN DISTRICT NO. 1 

AND 

CONSOLIDATED SERVICE PLAN FOR 

MIRABELLE METROPOLITAN DISTRICT NO. 1 

MIRABELLE METROPOLITAN DISTRICT NO. 2 

MIRABELLE METROPOLITAN DISTRICT NO. 3 

MIRABELLE METROPOLITAN DISTRICT NO. 4 

DOUGLAS COUNTY, COLORADO 

Prepared 

by 

WHITE BEAR ANKELE TANAKA & WALDRON 
2154 E. COMMONS A VENUE, SUITE 2000 

CENTENNIAL, COLORADO 80122 

October 25, 2016 



APPROVAL SUMMARY 

Mirabelle Metropolitan District No. 1 was originally organized under the name of 
Highlands Ranch Water and Sanitation District, Phase VI pursuant to a court decree 
recorded with the Douglas County Clerk and Recorder on June 25, 1980 at Reception 
Number 254009.  The original service plan for Highlands Ranch Water and Sanitation 
District, Phase VI (the “Original Service Plan”) was approved by the Board of County 
Commissioners of Douglas County on May 1, 1980. 

Subsequently, Highlands Ranch Water and Sanitation District, Phase VI was converted to 
a metropolitan district, pursuant to the Highlands Ranch Water and Sanitation District, 
Phase VI Modification to Service Plan (the “Amended Original Service Plan”, which 
replaced the Original Service Plan), approved by the Douglas County Board of County 
Commissioners on April 25, 1989.  A special election was held on May 2, 1989 to 
convert Highlands Ranch Water and Sanitation District, Phase VI to a metropolitan 
district and to change the name of the district to Highlands Ranch Metropolitan District 
No. 5. 

In order to serve the purposes set forth in this Service Plan (as defined below), the name 
for Highlands Ranch Metropolitan District No. 5 was recently changed to Mirabelle 
Metropolitan District No. 1 via an Order Granting Name Change, granted by the District 
Court for Douglas County and recorded with the Douglas County Clerk and Recorder on 
April 15, 2016 at Reception Number 2016022632.   

It is the intent and purpose of this Amended and Restated Service Plan for Mirabelle 
Metropolitan District No. 1 and Consolidated Service Plan for Mirabelle Metropolitan 
District Nos. 1-4 (the “Service Plan”) to fully amend and restate the Amended Original 
Service Plan as the same specifically applies to Mirabelle Metropolitan District No. 1, 
such that Mirabelle Metropolitan District No. 1 shall be fully authorized and governed by 
this Service Plan alone, and which Service Plan further applies to Mirabelle Metropolitan 
District No. 2, Mirabelle Metropolitan District No. 3 and Mirabelle Metropolitan District 
No. 4. 

This Service Plan was approved by the Douglas County Board of County Commissioners 
on October 25, 2016.  Resolution No. R-016-113, approving this Service Plan, has been 
recorded at Reception No. 2016076366 on October 26, 2016.  The organizational and 
TABOR elections took place on November 8, 2016.  The court decrees organizing the 
Mirabelle Metropolitan District Nos. 2-4 were recorded with the Douglas County Clerk 
and Recorder on December 2, 2016 at Reception Nos. 2016087858, 2016087859 and 
2016087860. 



ORGANIZERS AND CONSULTANTS 

This Service Plan has been prepared by the Organizers and the following participating 
consultants: 

Organizer District Counsel 

Shea Homes Limited Partnership White Bear Ankele Tanaka & Waldron 
Attn: Brad Wilkin Attn: Kristen D. Bear, Esq. 
1805 Shea Center Drive, Suite 450 2154 E. Commons A venue, Suite 2000 
Highlands Ranch, CO 80129 Centennial, CO 80122 
Phone: (720) 348-3050 Phone: (303) 858-1800 
Fax: (303) 791-8558 Fax: (303) 858-1801 
Email: brad. wilkin@sheahomes.com Email: kbear@wbapc.com 

Financial Advisor Engineer 

D .A. Davidson JR Engineering 
Attn: Sam Sharp Attn: Aaron Clutter 
1550 Market Street, Suite 300 7200 S. Alton Way, Suite C400 
Denver, CO 80202 Centennial, CO 80112 
Phone: (303) 764-5724 Phone: (303) 267-6220 
Fax: (303) 764-5736 Fax: (303) 721-9019 
Email: ssharp(cijdadco.com Email: aclutter~jrengineering.com 
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EXECUTIVE SUMMARY 

This Amended and Restated Service Plan for Mirabelle Metropolitan District No. 
1 and Consolidated Service Plan for Mirabelle Metropolitan District Nos. 1-4 (each a 
"District" and collectively, the "Districts") is intended to set forth the authorization and 
govern the Districts, which Districts will provide and serve the public improvement needs 
of the Plum Creek development. The Districts are generally located at Roxborough Park 
Road, north of Titan Road in Douglas County. The initial boundaries of the Districts 
contain approximately .5 acres, with the specific intent that as development proceeds, the 
Districts' boundaries may be expanded in the future to include an additional 3 83 acres 
(approximately), for a total of approximately 384 acres. The Districts will include a 
maximum of 1, 100 residential units. 

The Districts will be part of a multiple district structure. This structure includes 
four separate metropolitan districts. Mirabelle Metropolitan District No. 1 will act as the 
service district (the "Service District"). Mirabelle Metropolitan District Nos. 2-4 will 
serve as the financing districts (each a "Financing District"· and collectively, the 
"Financing Districts"). Although it is anticipated that there will be boundary adjustments 
over time, the boundaries of each District will be distinct and will not overlap. 

The Districts shall be authorized to provide the following services: water, storm 
sewer, sanitation and wastewater treatment, street improvements, traffic safety protection, 
parks and recreation, television relay and translation, mosquito control, fire protection, 
covenant enforcement and design review, security and other services as described in 
C.R.S. §§ 32-1-1001 and 1004, as amended. 

The total authorized debt limit for the Districts shall be ninety million dollars 
($90,000,000.00). The Districts anticipate the issuance of an initial series of bonds in the 
approximate amount of eighteen million, nine hundred and fifty thousand dollars 
($18,950,000.00) in 2020. The initial debt service mill levy is anticipated to be 50 mills, 
with a Maximum Debt Service Mill Levy of 50 mills. The initial operations and 
maintenance mill levy is anticipated to be 25 mills, with a Maximum Operations and 
Maintenance Mill Levy of 25 mills. The combined initial mill levy for the District will 
be 75 mills, subject to adjustment as further described herein, with a maximum combined 
mill levy permitted herein of 7 5 mills. 
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I. INTRODUCTION 

This Amended and Restated Service Plan for Mirabelle Metropolitan District No. 
1 and Consolidated Service Plan for Mirabelle Metropolitan District Nos. 1-4 (the 
"Service Plan") is for special districts organized under Title 32 of the Colorado Revised 
Statutes to provide and serve the public improvement needs of the Plum Creek 
development (the "Project"). The Districts are generally located at Roxborough Park 
Road, north of Titan Road (see Exhibit A, Vicinity Map). The initial boundaries of each 
of the Districts contain approximately .5 acres. 

The Districts' boundaries may, and are expressly intended to, be expanded in the 
future to include all or a portion of the Future Inclusion Area (as defined herein) 
representing an additional 383 acres (approximately), for a total of approximately 384 
acres (taking into account the exclusion of the District No. 1 Exclusion Area, as defined 
herein). The Districts will include a maximum of 1,100 residential units (see Exhibits B 
& C, Legal Descriptions and District Boundary Maps). 

Pursuant to the requirements of the Special District Control Act, C.R.S. §32-1-
201, et seq., as amended, and the Special District Service Plan Review Procedures for 
Douglas County (the "County"), the following items are included in this Service Plan: 

1. A description of the powers granted to and services to be provided by the 
Districts; 

2. A general description of the facilities to be constructed and the standards 
of such construction, including a statement of how the facility and service standards of 
the Districts are compatible with facility and service standards of the County and of any 
municipalities and special districts which are interested parties; 

3. A general written description of the estimated cost of acquiring land, 
engineering services, legal services, administrative services, initial indebtedness and 
estimated maximum interest rates and discounts, and other major expenses related to the 
organization and initial operation of the Districts; 

4. A summary of general conditions regarding oversight of the Districts by 
the County; 

5. A legal description and map of the Districts' boundaries and an estimate of 
the population and valuation for assessment of the Districts; 

6. A summary of estimated costs for improvements to be financed and 
constructed by the Districts; 

7. A preliminary engineering and architectural survey showing how the 
improvements and services are to be provided; 
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8. A financial plan showing how Districts' improvements and services are to 
be financed, including the operating revenue for the first budget year of the Districts; 

9. The resolution of approval adopted by the Board of County 
Commissioners; 

10. Information demonstrating compliance with Section 18A, Water Supply-
Overlay District, of the Douglas County Zoning Resolution, as amended, and compliance 
with the State Clean Water Plan; 

11. A description of any advance and reimbursement agreements; 

12. A description of any arrangement or agreement with any political 
subdivision for the performance of any services between the Districts and such other 
political subdivision; and 

13. The recorded court decrees organizing the Districts. 

Exhibits A through J, attached hereto, are hereby incorporated into the Service 
Plan. 

II. PURPOSE OF THE DISTRICTS 

The purpose of the Districts is to provide public improvements and services either 
within or without their boundaries for the benefit of all anticipated inhabitants, property 
owners and taxpayers of the Districts. The Districts also serve to finance and oversee the 
construction of these public improvements and to provide for ongoing operations and 
maintenance services. 

III. DISTRICT FRAMEWORK 

The Districts will be part of a multiple district structure. This structure includes 
four districts. Mirabelle Metropolitan District No. 1 will act as the Service District. 
Mirabelle Metropolitan District Nos. 2-4 will act as the Financing Districts. As the 
Service District, Mirabelle Metropolitan District No. 1 ("District No. l ") will be 
responsible for managing the overall financing, acquisition and operation of facilities and 
improvements needed for the development. As the Financing Districts, Mirabelle 
Metropolitan District No. 2 ("District No. 2"), Mirabelle Metropolitan District No. 3 
("District No. 3") and Mirabelle Metropolitan District No. 4 ("District No. 4") will be 
responsible for generating the majority of the tax revenue required to pay the costs of the 
acquisition and operation of the facilities and improvements. 

Although it is anticipated that there will be boundary adjustments over time, the 
boundaries of each District will be distinct and will not overlap. Each District will be 
governed by a board of directors, elected by the eligible electors within the legal 
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boundaries of each respective District, pursuant to requisite elections held under the 
Special District Act. 

IV. NEED FOR DISTRICTS 

There are currently no other governmental entities, including the County, located 
in the immediate vicinity of the Districts that consider it desirable, feasible, or practicable 
to undertake the planning, design, acquisition, construction, installation, relocation, 
redevelopment, financing, and ongoing operations of the public improvements needed for 
the Project. Formation of the Districts is therefore necessary in order for the public 
improvements and services required for the Project to be provided in the most 
economical manner possible. 

V. LOCATION AND BOUNDARIES 

The Districts are located at Roxborough Park Drive, north of Titan Road, in 
Douglas County. District No. 1, as an existing District, currently encompasses property 
within the Highlands Ranch development as depicted on Exhibit C-3 attached hereto (the 
"District No. 1 Exclusion Area"), and the small parcel identified as the District No. 1 
boundaries set forth in Exhibit B-1 and Exhibit C-1. It is anticipated that all or part of 
the District No. 1 Exclusion Area will be excluded from the boundaries of District No 1 
over time. A vicinity map is attached hereto as Exhibit A. The initial boundaries of the 
Districts contain approximately .5 acres, as more fully described above. The Districts' 
boundaries may, and are expressly intended to, be expanded in the future to include all or 
a portion of the Future Inclusion Area representing an additional 3 83 acres 
(approximately), for a total of approximately 384 acres, taking into account the exclusion 
of the District No. 1 Exclusion Area. Legal descriptions of each District's boundaries are 
attached hereto as Exhibit B-1. A legal description of the Future Inclusion Area is 
attached hereto as Exhibit B-2. Maps of each District's initial boundaries are attached 
hereto as Exhibit C-1. A map of the Future Inclusion Area is attached hereto as Exhibit 
C-2. A map of the District No. 1 Exclusion Area is attached hereto as Exhibit C-3. 

It is anticipated that the Districts' boundaries may change from time to time as 
they complete inclusions and exclusions pursuant to C.R.S. §§ 32-1-401, et seq., and 
C.R.S. §§ 32-1-501, et seq., as amended. Future inclusion and exclusion areas are 
identified in Exhibits B-2, C-2 and C-3. Prior to any inclusions or exclusions that are 
not identified in Exhibits B-2, C-2 and C-3, the respective District shall provide forty­
five ( 45) days published notice and written notice to the Board of County Commissioners 
pursuant to C.R.S. § 32-1-207(3)(b ). If, within such forty-five ( 45) day period, the Board 
of County Commissioners objects to the inclusion or exclusion, then the inclusion or 
exclusion shall be prohibited and constitute a material modification of this Service Plan 
requiring an amendment, pursuant to Section XIII of the Service Plan and C.R.S. § 32-1-
207(2). 
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VI. ASSESSED VALUATION/PROJECTIONS/LAND USE/POPULATION 

The property within the Districts is zoned residential as of the date of this Service 
Plan. The current assessed value of property within the initial boundaries of the Service 
District is zero ($0.00). The current assessed value of property within each of the 
Financing Districts is zero ($0.00). The estimated assessed value at full build-out is 
approximately forty-six million dollars ($46,000,000.00) and is expected to be sufficient 
to reasonably discharge the debt under the Financial Plan. Initially, the Districts will 
include zero (0) residential units. Based upon an estimated 2.3 persons per residence 
with a maximum number of units of 1, 100, the population of the District at build-out will 
be two-thousand, five hundred and thirty (2,530) residents. 

Approval of this Service Plan by the County does not constitute nor imply 
approval of the development of a specific area within the Districts, nor does it constitute 
or imply approval of the number of residential units identified in this Service Plan or any 
of the exhibits attached hereto, unless such land use plans have been approved by the 
Board of County Commissioners as part of a separate development review process. 

VII. POWERS AND RESPONSIBILITIES 

The Districts shall have the power and authority to provide the public 
improvements and related operation and maintenance services within and without the 
boundaries of the Districts as such power and authority is permitted by this Service Plan 
and described in the Special District Act, C.R.S. Title 32, and other applicable statutes, 
common law, and the Colorado Constitution, subject to the limitations set forth herein. 

A. General Powers 

The Districts shall have the authority to construct, finance, operate, and maintain 
the services and facilities as generally described in Section VIII.A of this Service Plan. 

B. Miscellaneous Powers 

In addition to the powers enumerated above, the Districts' Boards shall have the 
power and authority: 

1. To amend this Service Plan as provided for in Section XIII, Modification of 
Service Plan; 

2. To forego, reschedule, or restructure the financing and construction of certain 
improvements and facilities in order to better accommodate the pace of growth, resource 
availability, and potential inclusions and exclusions of property within the Districts, with 
prior notice to the County in accordance with C.R.S. § 32-1-202(2)(b ), as amended; and 

3. To have and exercise all rights and powers necessary or incidental to, or 
implied from, the specific powers granted to the Districts in this Service Plan. 
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4. To have and exercise the power of eminent domain, but only as necessary to 
construct, install, access, relocate or redevelop the public improvements identified in this 
Service Plan in the approximate locations shown in Exhibit E. Any other use of eminent 
domain shall require the District to provide forty-five ( 45) days published notice and 
written notice to the Board of County Commissioners pursuant to C.R.S. § 32-1-
207(3)(b ). If, within such forty-five ( 45) day period, the Board of County 
Commissioners objects to the use of eminent domain, then it shall be prohibited and 
constitute a material modification of this Service Plan requiring an amendment, pursuant 
to Section XIII of the Service Plan and C.R.S. § 32-1-207(2). 

VIII. DISTRICT SERVICES, FACILITIES, AND IMPROVEMENTS 

A. Services and Facilities 

The Districts shall have the authority pursuant to C.R.S. §§ 32-1-1001 and 32-1-
1004, as amended, to provide the following services and public improvements generally 
described in this section. Such services and public improvements will be specifically 
defined under separate agreements and documents as development progresses and 
approvals as to the same are considered and provided by and through the County land 
planning process. The delineation of services and public improvements set forth herein 
are not intended to be an exhaustive list of what the Districts may provide nor is it 
intended to bind the Districts to complete or provide any specific services or public 
improvements. 

1. Water 

The Districts shall have the power and authority to finance, design, 
construct, acquire, install, maintain, and provide for potable water and irrigation water 
facilities and systems, including, but not limited to, water rights, water supply, treatment, 
storage, transmission, and distribution systems for domestic, irrigation, fire control, and 
other public purposes, together with all necessary and proper reservoirs, treatment 
facilities, wells, equipment, and appurtenances incident thereto, which may include, but 
shall not be limited to, transmission lines, pipes, distribution mains and laterals, storage 
facilities, and ditches, with all necessary and incidental and appurtenant facilities, land 
and easements, together with extensions and improvements thereto. The Districts shall 
have the power and authority to contract with other private or governmental entities to 
provide any or all of the services the Districts are authorized or empowered to provide. 

2. Storm Sewer 

The Districts shall have the power and authority to finance, design, 
construct, acquire, install, maintain, and provide for flood and surface drainage 
improvements, including, but not limited to, culverts, dams, retaining walls, access way 
inlets, detention and retention ponds, paving, roadside swales, curbs and gutters, disposal 
works and facilities, water quality facilities, and all necessary and proper equipment, with 
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all necessary and incidental and appurtenant facilities, land and easements, together with 
extensions and improvements thereto. 

Stormwater improvements subject to Colorado Discharge Permit System 
Regulations, if applicable, shall be owned and maintained by one of the Districts or such 
other governmental entity that may accept dedication. Dedication to another 
governmental entity of stormwater improvements subject to such regulations shall be 
subject to approval by the County. In no event will any of the Districts dedicate such 
detention ponds or facilities to a private homeowner' s association, or other property 
owner's association, for operations or maintenance. 

It is acknowledged that the Districts will coordinate all stream, major 
drainage, and detention facilities with the County and the Urban Drainage & Flood 
Control District. 

3. Sanitation and Wastewater Treatment 

The Districts shall have the power and authority to finance, design, 
construct, acquire, install, maintain, assess tap or other facility fees, and provide for 
sanitary sewers and to transport wastewater to an appropriate wastewater treatment 
facility, with all necessary and incidental and appurtenant facilities, land and easements, 
together with extensions and improvements thereto. The Districts shall have the power 
and authority to contract with other private or governmental entities to provide any all of 
the services the Districts are authorized or empowered to provide. 

4. Street Improvements 

The Districts shall have the power and authority to finance, design, 
construct, acquire, install, maintain, and provide for arterial and collector streets and 
roadway improvements including, but not limited to, bridges, curbs, gutters, culverts, 
storm sewers and drainage facilities, detention and retention ponds, retaining walls and 
appurtenances, sidewalks, paving, lighting, grading, landscaping, streetscaping, 
placement of underground utilities, snow removal, tunnels, bike lanes and other street 
improvements, and architectural enhancements to any or all of the above, with all 
necessary and incidental and appurtenant facilities, land and easements, together with 
extensions and improvements thereto. 

5. Traffic Safety Protection 

The Districts shall have the power and authority to finance, design, 
construct, acquire, install, maintain, and provide for safety protection through traffic 
control devices and safety controls on streets, as well as such other facilities and 
improvements as are necessary or prudent, including, but not limited to, signalization at 
intersections, traffic signs, area identification signs, directional assistance and driver 
information signs, with all necessary and incidental and appurtenant facilities, and land 
and easements, together with extensions and improvements thereto. All traffic and safety 
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control devices will be consistent with and in compliance with County rules and 
regulations. 

6. Parks and Recreation 

The Districts shall have the power and authority to finance, design, 
construct, acquire, install, maintain, and provide for public park and public recreation 
centers and other recreation facilities, services, or programs including, but not limited to, 
grading, soil preparation, sprinkler systems, fencing, pavilions, playgrounds, playing 
fields, open space, bike trails, pedestrian trails, equestrian/bridle paths, pedestrian 
bridges, picnic areas, common area landscaping, streetscaping, storage buildings and 
facilities, weed control, paving, decorative paving, outdoor functional and decorative 
lighting, community events, and other services, programs and facilities, with all 
necessary and incidental and appurtenant facilities, land and easements, together with 
extensions and improvements thereto. 

7. Television Relay and Translation 

The Districts shall have the power and authority to finance, design, 
construct, install, acquire, operate, and maintain television relay and translator facilities, 
with all necessary and incidental and appurtenant facilities, land and easements, together 
with extensions and improvements thereto. 

8. Mosquito Control 

The Districts shall have the power and authority to finance, design, 
construct, acquire, install, operate, maintain, and provide for systems and methods for 
elimination and control of mosquitoes. 

9. Fire Protection 

The Districts shall have the power and authority to finance, acquire and 
construct fire protection, ambulance and emergency medical and rescue service facilities 
and equipment. South Metro Fire Rescue Fire Protection District shall provide all fire 
protection, ambulance and emergency medical and rescue services to the Project and 
property within the Districts pursuant to Section VIIl.C. 

10. Covenant Enforcement and Design Review 

The Districts shall have the power and authority to provide covenant 
enforcement and design review services subject to the limitations set forth in C.R.S. § 32-
1-1004(8), as amended. 
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11. Security 

The Districts shall have the power and authority to provide security 
services within the boundaries of the Districts, subject to the limitations set forth in 
C.R.S. § 32-1-1004(7), as amended. In no way is this power and authority intended to 
limit or supplant the responsibility and authority of local law enforcement (i.e., the 
Douglas County Sheriffs Department) within the boundaries of the Districts. 

B. Estimated Costs and Phasing of Improvements 

An estimate of the costs of the public improvements which may be planned for, 
designed, acquired, constructed, installed, relocated, redeveloped, maintained, or 
financed was prepared based upon a preliminary engineering survey on the property and 
is approximately eighty-nine million dollars ($89,000,000.00), inclusive of improvement 
fees that may be due and owing for water and sewer services and for traffic 
improvements, as shown in Exhibit D. Exhibit D includes an engineer's opinion of 
costs in current dollars of each public improvement, together with an explanation of 
methods, basis, and/or assumptions used. All descriptions of the public improvements to 
be constructed, and their related costs, are estimates only and are subject to modification 
as engineering, development plans, economics, the County's requirements, and 
construction scheduling may require. The District will continue to develop and refine 
cost estimates contained herein and prepare for issuance of debt. Any increase in the 
overall aggregate public improvement costs greater than twenty percent (20% ), but less 
than forty percent (40%), of the stated amount in Exhibit D, exclusive of any 
contingency shown in Exhibit D, shall require an administrative review by County staff. 
Any increase in the overall aggregate public improvement costs in excess of forty percent 
(40%) of the stated amount in Exhibit D, exclusive of any contingency shown in Exhibit 
D, will constitute a material modification of the Service Plan and will require review by 
the County and action by the Board of County Commissioners in accordance with 
Section XIII. Notwithstanding, the Districts shall not be required to obtain administrative 
review nor shall it constitute a material modification of this Service Plan so long as any 
such increase in cost does not require issuance of debt in excess of the maximum amount 
permitted herein. All construction cost estimates assume construction to applicable local, 
State, or Federal requirements. 

Maps showing the preliminary location of the public improvements that the 
Districts are authorized to acquire or construct are attached hereto as Exhibit E. Phasing 
of construction shall be determined by the Districts to meet the needs of taxpayers within 
its boundaries. The Districts shall own, maintain, and replace public improvements 
constructed, installed, or acquired by the Districts or shall dedicate such public 
improvements to such other entity as shall accept dedication, subject to any limitations 
specified in this Service Plan. 

In all instances, the Districts shall ensure that the public improvements are 
designed and constructed in accordance with the standards and specifications of the 
County or other such entity that may have authority over such design and construction. 
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The Districts shall obtain approval of civil engineering and other plans and any 
applicable permits for the construction and installation of public improvements from the 
County and/or other appropriate regulatory agencies. 

C. Services to be Provided by Other Governmental Entities 

The Project and property within the Districts will receive fire protection services 
exclusively from the South Metro Fire Rescue Fire Protection District, for which an 
intergovernmental agreement may be required at the discretion of the South Metro Fire 
Rescue Fire Protection District. 

D. Compliance with Section 18A, Water Supply - Overlay District, of the 
Douglas County Zoning Resolution, as amended 

The Centennial Water and Sanitation District ("CWSD") shall provide water 
supply services to the Project. CWSD has met the requirements of Section 18A, Water 
Supply - Overlay District, of the Douglas County Zoning Resolution, as amended, as 
described in its letter in Exhibit H. 

E. Compliance with the State Clean Water Plan 

CWSD has asserted its compliance with the State Clean Water :Plan as 
demonstrated in Exhibit H. 

IX. EXISTING AND PROPOSED AGREEMENTS 

One or more intergovernmental agreements are expected to be entered into 
between the Districts which will facilitate ensuring that the facilities and improvements 
described within this Service Plan are constructed, financed, acquired, maintained ·and 
operated in the manner and at the time contemplated herein. The relationship between 
the Service District and the Financing Districts, including the means for approving, 
financing, acquiring, maintaining, and operating the public facilities and improvements 
needed to serve the development, will be established by means of these 
intergovernmental agreements. The intergovernmental agreements contemplated herein 
will establish procedures and standards for the approval of the construction, acquisition, 
and financing of the facilities and improvements, the transfer of funds between the 
Service District and the Financing Districts, and the operation and maintenance of the 
facilities and improvements. These intergovernmental agreements will also provide for 
coordinated administration of management services for the Districts. These agreements 
will further provide for an equitable allocation of the costs of the public improvements to 
all properties within all of the Districts. 

It is anticipated one or more of the Districts will enter into an intergovernmental 
agreement with CWSD for the purpose of, inter alia, addressing their respective rights 
and obligations regarding the design, financing, construction, ownership, operation and 
maintenance of certain public water and sewer facilities required to provide potable water 
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and sanitary sewer service to the Project. It is anticipated that CWSD will own and 
maintain all on-site and off-site public water and sewer facilities in accordance with the 
anticipated intergovernmental agreement. It is contemplated that CWSD will impose a 
reserve capacity fee against all property within the Districts under the terms of the 
intergovernmental agreement for connection of District water and sewer facilities to 
CWSD's existing water and sanitary sewer system. The Districts will fund the reserve 
capacity fee and costs associated with water and sewer infrastructure through imposition 
of a water tap fee, to be collected no later than the issuance of a certificate of occupancy, 
upon each property within the Districts. It is currently anticipated that the water tap fee 
charged by the Districts will be at least $16,000. 

To the extent practicable, the Service District may enter into additional 
intergovernmental and private agreements to better ensure long-term provision of the 
improvements and services and effective management. Agreements may also be entered 
into with property owner associations or other service providers. All such agreements are 
authorized pursuant to the Colorado Constitution, Article XIV, Section 18 (2)(a) and 
C.R.S. § 29-1-201, et. seq. 

X. FINANCIAL INFORMATION 

A. General 

This section describes the nature, basis, and method of funding and debt and mill 
levy limitations associated with the Districts' public improvements. A detailed Financial 
Plan and statement of assumptions is contained in Exhibit F. 

B. Assumptions 

The maximum debt limitation contained herein is based on the assumption that 
each of the residential properties in the Districts will have an average value of 
approximately five hundred and twelve thousand dollars ($512,000.00). The Financial 
Plan demonstrates that the Districts have the ability to finance the public improvements 
identified herein, will be capable of discharging the indebtedness on a reasonable basis, 
and will operate on a sound fiscal basis. 

C. Identification of District Revenue 

The Districts will impose a mill levy on taxable property within their boundaries 
as a primary source of revenue for repayment of debt and for operations and 
maintenance. The Districts may also rely upon various other revenue sources authorized 
by law. At the Districts' discretion, these may include the power to assess fees, rates, 
tolls, penalties, or charges as provided for in C.R.S. § 32-1-1001(1), as amended. 

A Maximum Total Mill Levy of 75 (seventy-five) mills is authorized to support 
debt service and operations and maintenance of the Districts. All or any of the Districts 
may request an amendment to the Service Plan, in accordance with Section XIII, to 

10 



eliminate their respective Maximum Total Mill Levy cap when the debt to assessed value 
ratio falls below fifty percent (50%). 

In the event of legislation implementing changes in the ratio of actual valuation to 
assessed valuation for residential real property, pursuant to Article X, section 3(1 )(b) of 
the Colorado Constitution, the mill levy limitations provided herein will be increased or 
decreased as to all taxable property in the Districts to reflect such changes so that, to the 
extent possible, the actual tax revenues generated by the mill levy, as adjusted, are neither 
diminished nor enhanced as a result of such changes ("Gallagher Adjustment"). If there 
are changes in the method of calculating assessed valuation or any constitutionally 
mandated tax credit, cut, or abatement, the mill levy limitation applicable to such 
operating and maintenance expenses may be increased or decreased to reflect such 
changes, such increases or decreases to be determined by the Boards in good faith so that 
to the extent possible, the actual tax revenue generated by the mill levy are neither 
diminished nor enhanced as a result of such changes. For purposes of the foregoing, a 
change in the ratio of actual valuation shall be deemed to be a change in the method of 
calculating assessed valuation. 

The Districts anticipates and is hereby authorized to impose fees on any property 
within the boundaries of the Districts for the purpose of funding eligible costs of the 
Districts for Public Improvements and for fees or charges imposed by other governmental 
entities on the Districts directly, or which are paid on behalf of the Districts. Such fees 
are delineated below and are further provided for in Exhibits D and F. 

• Imposition of a water tap fee, to be collected no later than the issuance of a 
certificate of occupancy, upon each property within the Districts for 
financing costs associated with water and sewer infrastructure and the 
reserve capacity fees to be paid by the Districts to CWSD, as discussed 
above in Section IX. It is currently anticipated that the water tap fee 
charged by the Districts will be at least $16,000. 

• Imposition of a District system development fee, to be collected no later 
than the issuance of a certificate of occupancy, upon each property within 
the District for the purpose of funding costs associated with the Public 
Improvements. It is anticipated the system development fee will be at 
least $15,000. 

• Imposition of a regional traffic pro-rata share amount, to be collected no 
later than the issuance of a certificate of occupancy, upon each property 
within the District for the purpose of funding District eligible costs for 
street and roadway improvements that are constructed by the Districts or 
by and through other governmental entities for which funding is provided 
by, through or on behalf of the Districts. 

D. Debt Service Mill Levy 

11 



A maximum mill levy of 50 mills is authorized to support the debt service of the 
Districts, subject to the limitation of the Maximum Total Mill Levy. An· initial debt 
service mill levy of 50 mills will produce revenue sufficient to support debt service costs 
through the bond repayment period (see Exhibit F, Financial Plan). 

E. Operations and Maintenance Mill Levy 

A maximum mill levy of 25 mills is authorized to support the operations and 
maintenance of the Districts' services and public improvements, subject to the limitation 
of the Maximum Total Mill Levy. Developer funding and/or fees imposed for operations 
and maintenance are anticipated initially until such time an operations and maintenance 
mill levy of 25 mills will produce revenue sufficient to support the operations and 
maintenance of the Districts' services and public improvements (see Exhibit F, Financial 
Plan). 

F. District Expenditures 

The estimated cost of public improvements for the Districts is eighty-nine million 
dollars ($89,000,000.00) , inclusive of improvement fees that may be due and owing for 
water and sewer services and for traffic improvements. Exhibit D includes, in current 
dollars, the estimated cost of each public improvement, together with an explanation of 
the methods, basis, and/or assumptions used to establish such costs. 

The Districts will require operating funds to plan and cause the public 
improvements contemplated herein to be constructed, operated, and maintained as 
permitted herein. Such costs are expected to include reimbursement of organizational 
costs, legal, engineering, accounting, bond issuance costs, and compliance with State 
budgeting, audit, and reporting, and other administrative and legal requirements. The 
organizational costs for the Districts for legal, engineering, surveying, and accounting 
services are estimated to be one hundred thousand dollars ($100,000.00). The first year's 
operating budget is estimated to be two hundred and fifty thousand dollars ($250,000.00), 
which includes organizational and administrative costs. 

G. Debt 

1. Debt Limitation 

The total aggregate debt limit for the Districts is ninety million dollars 
($90,000,000.00), excluding costs and amounts associated with refundings, and exclusive 
of costs of issuance, inflation, and other similar costs. At each election held by each 
District to authorize debt, each of the Districts shall seek authority to issue debt in total 
principal amounts not to exceed $90,000,000. Since each District must vote its own debt 
authorization for each of the categories of the public improvements, each District must 
have the full debt authorization available to it in the event that any one of the Districts 
finances, acquires, constructs, and completes the public improvements. Notwithstanding, 
the aggregate debt all of the Districts collectively may issue and incur is ninety million 
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dollars ($90,000,000), excluding costs and amounts associated with refundings, and 
exclusive of costs of issuance, inflation and other similar costs. 

The debt contemplated in the Financial Plan is based on current 
assumptions discussed herein, but the debt limit set forth in this paragraph is intended to 
account for inflation in the future and the potential of assessed values in excess of what is 
currently projected. As currently projected, the net proceeds available from bonds to be 
issued by the Districts are not anticipated to completely fund all of the current costs of the 
public improvements, set forth in Exhibit D. However, to the extent additional bonds 
may be issued in the future from which additional net proceeds may be realized, up to the 
permitted debt limit of the Districts set forth herein, the Districts are expressly authorized 
to issue such additional debt, to further fund the costs of improvements or developer 
advances. 

For purposes of this Service Plan, debt shall be considered any outstanding 
bonds, notes, contracts, or other financial obligations of the Districts payable in whole or 
in part from ad valorem taxes or other revenues of the Districts for the purposes of 
financing, acquiring, constructing, or improving any of the public improvements 
contemplated herein. The debt limit shall not be increased unless approved by the 
County and as permitted by statute and the Colorado Constitution. Any change in debt 
limit shall be considered a material modification of the Service Plan, subject to the 
provisions of Section XIII of this Service Plan. The maximum term of any bond issue, 
including refunding and refinancing, shall be forty ( 40) years from the original date of 
issuance. 

2. Maximum Voted Interest Rate and Maximum Underwriting Discount 

The interest rate on any debt is limited to the market rate at the time debt 
is issued. In the event of a default, the maximum voted interest rate on any debt shall not 
exceed twelve percent (12%). The maximum underwriting discount shall be five percent 
(5%). Debt, when issued, shall comply with all relevant requirements of this Service 
Plan, State law, and Federal law as is then applicable to the issuance of public securities. 

XI. DEVELOPER ADVANCES AND REIMBURSEMENTS 

The Districts anticipate receiving initial funding for both capital and ongoing 
administrative requirements from developer advances. Such advances may be made to 
the Districts subject to the Districts' obligation to reimburse the same, as may be 
evidenced by short-term reimbursement agreements or other appropriate agreements or 
resolutions. The interest rate on developer reimbursements shall be equal to the 
Municipal Market Data (MMD) BAA 30 year index, plus five percent (5%), determined 
at the time at which a reimbursement obligation is established. 

Any developer advances for which the Board is obligated without discretion to 
appropriate on an annual basis, or which constitute a multi-fiscal year obligation, shall 
count against the maximum allowable debt limit under this Service Plan and may be 
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repaid by the Districts from bond proceeds or other legally available sources of revenue. 
Developer advances shall be subordinate to the Districts' general obligation bonds and 
refinancing of the same shall not require County approval. Any amount of outstanding 
principal and accrued interest on such developer advances that remains unpaid as of the 
expiration of the Maximum Debt Service Mill Levy term shall be deemed to be forever 
discharged and satisfied in full. Absent funds that may be available from the net 
proceeds of bonds issued by the District or other available funds, the total developer 
advances may approximate eighty-nine million dollars ($89,000,000.00), plus additional 
advances for administration and operations until such time as the assessed value of the 
property within the Districts is sufficient to provide for the same. 

XII. ANNUAL REPORT 

The Districts shall be responsible for submitting an annual report to the County no 
later than September 30 of each year in accordance with the procedures set forth in 
C.R.S. § 32-l-207(3)(c) and (d), as amended. The annual report shall conform to the 
format attached hereto as Exhibit I, or in a format agreed to by the County. 

XIII. MODIFICATION OF SERVICE PLAN 

Pursuant to C.R.S. § 32-1-207, as amended, the Districts shall obtain prior written 
approval of the County before making any material modification to this Service Plan. 
Material modifications require a Service Plan amendment and include modifications of a 
basic or essential nature, including, but not limited to, the following: any addition to the 
types of services provided by the Districts; a decrease in the level of services; a decrease in 
the financial ability of the Districts to discharge the existing or proposed indebtedness; or a 
decrease in the existing or projected need for organized service in the area. Inclusion of 
property that is located in a county or municipality with no other territory within the 
Districts may constitute a material modification of the Service Plan. 

In the event the Districts plan to undertake an action which may not be permitted by 
this Service Plan, it shall be the Districts' responsibility to contact County staff to seek an 
administrative determination as to whether the action in question is permitted by the Service 
Plan. If County staff determines that the action may constitute a material modification, the 
Districts shall submit a proposal for action to the Board of County Commissioners. 
Thereafter, the Board of County Commissioners will determine whether the proposed action 
constitutes a material modification. If the Board of County Commissioners determines that 
the proposed action constitutes a material modification, then the action shall be prohibited 
and constitute a material modification of this Service Plan requiring an amendment, 
pursuant to Section XIII of the Service Plan and C.R.S. § 32-1-207(2). 
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XIV. DISCLOSURE STATEMENT 

The Districts shall provide notice to all purchasers of property in the Districts 
regarding the Districts' authority to levy and collect ad valor em taxes and to impose and 
collect rates, fees, tolls, and charges, by recording a disclosure statement against the 
property within the Districts with the Office of the Douglas County Clerk and Recorder. 
Such disclosure statement shall also provide information concerning the structure of the 
Boards of the Districts and summarize how purchasers may participate in the affairs of 
the Boards. The disclosure statement shall be recorded within thirty (30) days following 
the recordation of the court decrees organizing the Districts. 

XV. DISSOLUTION/CONSOLIDATION 

It shall be mandatory for the Districts to initiate dissolution proceedings when the 
Districts have neither any financial obligations nor operations and maintenance obligations. 
The Districts may file a petition in the district court for dissolution when there are no 
financial obligations or outstanding bonds, or any such financial obligations or 
outstanding bonds are adequately secured by escrow funds or securities meeting the 
investment requirements in C.R.S. §§ 24-75-601, et seq., as amended. The District's 
dissolution shall be subject to approval of a plan of dissolution in the district court of the 
County, pursuant to C.R.S. § 32-1-704, as amended. 

As part of a multiple district structure, the Districts may initiate proceedings to 
consolidate once all improvements are complete and permanent financing is in place as 
provided for in C.R.S. §§ 32-1-601, et. seq. 

XVI. DEFINITIONS 

In this Service Plan, the following terms shall have the meanings indicated below, 
unless the context hereof clearly requires otherwise: 

Board or Boards: the boards of directors of the Districts. 

Board of County Commissioners: the Board of County Commissioners of Douglas 
County, Colorado. 

Control Act: Part 2 of Article 1 of Title 32 (Special Districts) of the Colorado Revised 
Statutes (C.R.S.), which outlines review procedures for service plans for a special district. 

County: Douglas County, Colorado. 

Debt: any bond, note debenture, contract, or other multiple-year financial obligation of a 
District. 

Developer: the owner of the property proposing development of the project. 
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District No. 1: Mirabelle Metropolitan District No. 1. 

District No. 2: Mirabelle Metropolitan District No. 2. 

District No. 3: Mirabelle Metropolitan District No. 3. 

District No. 4: Mirabelle Metropolitan District No. 4. 

Districts: Mirabelle Metropolitan District Nos. 1-4, collectively. 

District Boundaries: the boundaries of the area described in the legal descriptions 
attached hereto as Exhibit B-1. 

District Boundary Map: the maps attached hereto as Exhibit C-1, showing the District's 
boundaries. 

Financial Plan: the Financial Plan described in Section X and attached as Exhibit F, 
which describes: (a) how the public improvements are to be financed; (b) how the debt is 
expected to be incurred; and ( c) the estimated operating revenue derived from property 
taxes for the first budget year. 

Financing Districts: District No. 2, District No. 3, and District No. 4, which encompass 
the area of development that is to include construction of residential land uses and that 
serves as the basis for assessed valuation, and upon which mill levies and ad valorem 
property taxes are assessed in order to repay debt issued to fund the public improvements 
necessary to serve the development. 

Future Inclusion Area: the property more particularly described and depicted on 
Exhibits B-2 and C-2, attached hereto, which property may, in the future, be included 
into the legal boundaries of the Districts. 

General Obligation Bond: bonds or other obligations for the payment of which the 
Districts have promised to impose an ad valorem property tax mill levy. 

Maximum Debt Service Mill Levy: the maximum mill levy the Districts are permitted to 
impose for payment of debt as set forth in Section X.D 

Maximum Operations and Maintenance Mill Levy: the maximum mill levy the Districts 
are permitted to impose for the payment of operating and maintenance expenses as set 
forth in Section X.E. 

Maximum Total Mill Leyy: the maximum mill levy the Districts are permitted to impose 
for the payment of debt as set forth in Section X.D. and operating and maintenance 
expenses as set forth in Section X.E. 
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Project: the development or property commonly referred to as Plum Creek. 

Public Improvements: the improvements authorized to be planned, designed, acquired, 
constructed, installed, relocated, redeveloped, and financed as generally described in the 
Special District Act to serve the future taxpayers and inhabitants of the Districts as 
determined by the Boards of the Districts. 

Revenue Bond: bonds issued by the Districts to finance a specific project, the income 
from which will be used for repaying the bond. 

Service District: District No. 1, which, in general, encompasses a very small area of land 
and exists to act and coordinate financial, technical, and administrative management 
functions and to oversee the design, financing, construction and initial operations of the 
Public Improvements that serve one or more of the Financing Districts. 

Service Plan: this Service Plan for the Districts approved by the Board of County 
Commissioners 

Special District Act: C.R.S. § 32-1-101, et seq., as amended 

State: the State of Colorado 

XVII. RESOLUTION OF APPROVAL 

The Districts incorporate the Board of County Commissioner's resolution approving 
this Service Plan into this Service Plan to be presented to the district court attached hereto as 
Exhibit G. 

XVIII. STATUTORY FINDINGS AND CONCLUSIONS 

It is submitted that this Service Plan for the Districts, as required by C.R.S. § 32-1-
203, as amended, establishes that: 

1. There is sufficient existing and projected need for organized service 
in the area to be served by the District. The Districts will provide approximately 1, 100 
property owners with the Public Improvements and services described herein that would 
otherwise not be available through other means; 

2. The existing service in the area to be served by the District is 
inadequate for present and projected needs. There are currently no services of the kind to 
be provided by the Districts available in the area that will comprise the boundaries of the 
Districts. 

3. The District is capable of providing economical and sufficient 
service to the area within its boundaries. The financial capability of the Districts is 
demonstrated in Section VIII and Section X of this Service Plan, and as further defined in 
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the Financing Plan attached hereto as Exhibit F. 

4. The area to be included in the Districts has, or will have, the 
financial ability to discharge the indebtedness on a reasonable basis. This is 
demonstrated in Section X of this Service Plan and in the Financing Plan attached hereto 
as Exhibit F. 

5. Adequate service is not, or will not be, available to the area 
through the County or other existing municipal or quasi-municipal corporations, 
including existing special districts, within a reasonable time and on a comparable basis. 
This is set forth in Section IV of this Service Plan. 

6. The facility and service standards of the Districts are compatible with 
the facility and service standards of each county within which the Districts are to be located 
and each municipality which is an interested party under C.R.S. § 32-1-204(1), as amended. 
This is demonstrated in Section VIII.B of this Service Plan and in Exhibits D and E 
attached hereto. 

7. The proposal is in substantial compliance with the Douglas County 
Comprehensive Master Plan, as amended, adopted pursuant to C.R.S. § 30-28-106, as 
amended. 

8. The proposal is in compliance with the regional Clean Water Plan, 
as amended. 

9. The creation of the District will be in the best interests of the area 
to be served based on the evidence provided in Section IV and Section XVIII of this 
Service Plan and the statutory findings and conclusions set forth herein. 
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Exhibit B 
Legal Descriptions 



Exhibit B-1 
Legal Descriptions of the Initial Boundaries of the Districts 



MIRABELLE METROPOLITAN DISTRICT NO. 1 

LEGAL DESCRIPTION 

A PARCEL OF LAND SITUATED IN THE SOUTHWEST QUARTER OF SECTION 18, TOWNSHIP 6 
SOUTH, RANGE 68 WEST OF THE SIXTH PRINCIPAL MERIDIAN, COUNTY OF DOUGLAS, STATE 
OF COLORADO, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 18, WHENCE THE SOUTH LINE 
OF SAID SOUTHWEST QUARTER BEARS NORTH 89°56'00" EAST WITH ALL BEARINGS HEREIN 
REFERENCED THERETO; 

THENCE ALONG SAID SOUTH LINE, NORTH 89°56'00" EAST, A DISTANCE OF 421 .71 FEET TO THE 
POINT OF BEGINNING; 

THENCE DEPARTING SAID SOUTH LINE, NORTH 00°04'00 11 WEST, A DISTANCE OF 51.00 FEET; 

THENCE NORTH 89°56100" EAST, A DISTANCE OF 110.00 FEET; 

THENCE SOUTH 001)04'00" EAST, A DISTANCE OF 51.00 FEET TO SAID SOUTH LINE; 

THENCE ALONG SAID SOUTH LINE, SOUTH 891)56'00" WEST, A DISTANCE OF 110.00 FEET TO 
THE POINT OF BEGINNING. 

CONTAINING AN AREA OF 0.129 ACRES, (5,610 SQUARE FEET), MORE OR LESS. 

EXHIBIT ATTACHED AND MADE A PART HEREOF. 

JOHN R. WEST, JR. 
COLORADO P.L.S. NO. 25645 
FOR AND ON BEHALF OF AZTEC CONSULTANTS, INC. 
300 E. MINERAL AVENUE, SUITE 1 
LITILETON, COLORADO 80122 
303-713-1898 



MIRABELLE METROPOLITAN DISTRICT NO. 2 
LEGAL DESCRIPTION 

A PARCEL OF LAND SfTUATED IN THE SOUTHWEST QUARTER OF SECTION 18, TOWNSHIP 6 
SOUTH, RANGE 68 WEST OF THE SfXTH PRINCIPAL MERIDIAN, COUNTY OF DOUGLAS, STATE 
OF COLORADO, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 18, WHENCE THE SOUTH LINE 
OF SAID SOUTHWEST QUARTER BEARS NORTH 89°56'00" EAST WITH ALL BEARINGS HEREIN 
REFERENCED THERETO; 

THENCE ALONG SAID SOUTH LINE. NORTH 89°56'00" EAST, A DISTANCE OF 531 .71 FEET TO THE 
POINT OF BEGINNINGi 

THENCE DEPARTING SAID SOUTH LINE, NORTH 00°04100 11 WEST, A DISTANCE OF 51.00 FEET; 

THENCE NORTH 89°56'0011 EAST, A DISTANCE OF 110.00 FEET; 

THENCE SOUTH 00°04'00" EAST, A DISTANCE OF 51.00 FEET TO SAID SOUTH LINE; 

THENCE ALONG SAID SOUTH LINE, SOUTH 89°56'00" WEST, A DISTANCE OF 110.00 FEET TO 
THE POINT OF BEGINN,ING. 

CONTAINING AN AREA OF 0.129 ACRES, (5,610 SQUARE FEET), MORE OR LESS. 

EXHIBIT ATTACHED AND MADE A PART HEREOF. 

JOHN R. WEST, JR. 
COLORADO P.L.S. NO. 25645 
FOR AND ON BEHALF OF AZTEC CONSULTANTS, INC. 
300 E. MlNERAL AVENUE, SUITE 1 
LIITLETON, COLORADO 80122 
303-713-1898 



MIRABELLE METROPOLITAN DISTRICT NO. 3 

LEGAL DESCRIPTION 

A PARCEL OF LAND SITUATED IN THE SOUTHWEST QUARTER OF SECTION 18, TOWNSHIP 6 
SOUTH, RANGE 68 WEST OF THE SIXTH PRtNCIPAL MERIDIAN, COUNTY OF DOUGLAS, STATE 
OF COLORADO, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 18, WHENCE THE SOUTH LINE 
OF SAID SOUTHWEST QUARTER BEARS NORTH 89°56'00" EAST WITH ALL BEARINGS HEREIN 
REFERENCED THERETO; 

THENCE ALONG SAID SOUTH LINE, NORTH 89°56'00" EAST, A DISTANCE OF 641.71 FEET TO THE 
POINT OF BEGINNING; 

THENCE DEPARTING SAID SOUTH LINE, NORTH 00°04'0011 WEST, A DISTANCE OF 51.00 FEET; 

THENCE NORTH 89°56'00" EAST, A DISTANCE OF 110.00 FEET; 

THENCE SOUTH 00°04'00" EAST, A DISTANCE OF 51 .00 FEET TO SAID SOUTH LINE; 

THENCE ALONG SAID SOUTH LINE, SOUTH 89°56'00" WEST, A DISTANCE OF 110.00 FEET TO 
THE POINT OF BEGINNING. 

CONTAINING AN AR.EA OF 0.129 ACRES, (5,610 SQUARE FEET), MORE OR LESS. 

EXHIBIT ATIACHED AND MADE A PART HEREOF. 

JOHN R. WEST, JR. 
COLORADO P.L.S. NO. 25645 

jQ. •• .. 
FOR AND ON BEHALF OF AZTEC CONSULTANTS. INC. 
300 E. MINERAL AVENUE, SUITE 1 
LITTLETON, COLORADO 80122 
303-713-1898 



MIRABELLE METROPOLITAN DISTRICT NO. 4 
LEGAL DESCRIPTION 

A PARCEL OF LAND SITUATED IN THE SOUTHWEST QUARTER OF SECTION 18, TOWNSHIP 6 
SOUTH, RANGE 68 WEST OF THE SIXTH PRINClPAL MERIDIAN, COUNTY OF DOUGLAS, STATE 
OF COLORADO, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 18, WHENCE THE SOUTH LINE 
OF SAID SOUTHWEST QUARTER BEARS NORTH 89°56'00" EAST WITH ALL BEARINGS HEREIN 
REFERENCED THERETO; 

THENCE ALONG SAID SOUTH LINE, NORTH 89°56'00" EAST, A DISTANCE OF 751.71 FEET TO THE 
POINT OF BEGINNING: 

THENCE DEPARTING SAID SOUTH LINE, NORTH 00°04'00" WEST, ADISTANCE OF 51.00 FEET; 

THENCE NORTH 89°56'00" EAST, A DISTANCE OF 110.00 FEET; 

THENCE SOUTH 00°04'00" EAST, A DISTANCE OF 51 .00 FEET TO SAID SOUTH LINE; 

THENCE ALONG SAID SOUTH LINE. SOUTH 89°56'00" WEST, A DISTANCE OF 110.00 FEET TO 
THE POINT OF BEGINNING. 

CONTAINING AN AREA OF 0.129 ACRES. (5,610 SQUARE FEET), MORE OR LESS. 

EXHIBIT ATIACHED AND MADE A PART HEREOF. 

JOHN R. WEST, JR. 
COLORADO P.L.S. NO. 25645 
FOR AND ON BEHALF OF AZTEC CONSULTANTS, INC. 
300 E. MINERAL AVENUE, SUITE 1 
LITTLETON, COLORADO 80122 
303-713-1898 



Exhibit B-2 
Legal Description of the Future Inclusion Area 



DEEDED LEGAL D&SCRPTION 
lmT POll110H Of SlCTION 11. TollllSHll' I SCIUTH. RAllC:E II '!CT, llH PllllCFAL MERIDIAN. AND 
1HA1 PORTIQH or SlCTIOH tl. TOWNSHIP I SOUIK. RAHCl 811 WEST. 61)1 f'ftlfCIPAI. VPIDIAH.. AS 
$HDWM DM 1Ht omaA.I.. COVE.RNU(NTAl. Pl.ATS 1HERE'Or, M..L IN 'n4E. COUNIY er DOUQ.AS. STA1£. OF 
COloAAOO. MSCRllED AS rou.ows: 

A.L\ or THE. SOUltnl(Sl QUARTf." AND lttE SOUnnwtST CIUllRTDI or 1HI: SOU1HEAS1 OU.-ft1Dl or 
SCC:TION 11, TOlll'I- I SCIUlM. RANCC Ill llEST, 1111 _..._ MOIJl)IA!l D<CU'T !HAT PAAT Of 
SA .. SlC- 11 l\1111111 Tit[ CHAmnD ll(S(ll'IQll Silt: AS UHCftlllD .. IJCCLlftAllllN at T .. INC 
RECQRDEO IN 800K ZO.S. PACE JIJl. AND UCCf.Pl THE 1RACT AS DESCraBED It M D[[1) YO 
NORTtfCRN CQl.ORADO IRRIGATION COMPANY R£CCRDEO If BOOK K, PAGE 40•. DOUQ.AS COUNTY 
A£aJm)S. 

AU. OF stCTION 1l, '°""5HtP I SOlftt. fl'AtfGC Bl 
PMT Of SAID SlC110N IJ '"""' 1Hl OIAWB.11 II or· TMINI:: R[CCIUl('D APR1. 24, 1170 Sfrf BOOK 10l 
ODCRIBCO ft 1lft: DUD 10 Na.ntERN COUJRADO • 
132 MD BOOK 3. PAG( 4.JD. DOUGLAS COUNTY RECDROS. 

MliASUA&D LliGIAL Dli8CRIPTION 
PMCIJ. 1! 

PniCIP"l M€J',IDIAN, txCU'T 1HAJ 
SITlASDESCml!llllfllHEOCtlAllAT'IOH 
S. ANU [llC(l'T 1MA1 TRACI AS 
COMPANY MCOltDED IN BOOK N. PAGE' 

lHAT POR:llON Of' SECTION HI. JOWN!tF I SOUTH. RANCE II 'JEST, DF lt1£ SIXTH PMrfCIPAL UERIJllNf 
fN 1H£ COUNTY OF DDUCLAS. 5TA1t OF COLCRAOO. DESCRIBED AS rOLtoWS: 

BE- AT A POINT ON 1HE SOUllt LINE at 1HE !IOUlHWESf OIJARltR or SAii> st:CTION II. WHEl«X 
1'H[ SOUTH1'lST CQAN[R or SAID sccnott 18 IEARS SOUltl ll"!l'Oer' WESJ 30.00 f"f.U. ~ POINT 
_,, Al.SO CN 1HE tAst .,...,_.,._ ... UNE ... """""""''""" OOAll (10.00 rut WlllQ; 1!1[litt 
ALDNC SAi> EAST RtCHT-OF'-WAT LINE HORlK DCrttW llEST 2144.53 FEET JO M SOU'IHERlY 

~fu~A':~~g,.~ ~.~~~~~~~M:oru:~.":t"'n\'r;<~O:~c:' •04. 
COURS£S: SOUTH 111"58°30- CAST M.20 FtET to lH[ BECINNINC or A TANCCNT CUR'4 CONCA'VE 
SQJfHERt.Y, .. AWC A RADIUS OF' .S34.J1 FUT; 1HEHCC EASTtRl.Y, MD SOUIHEASltR\.Y 141.0I FtET 
AlCJllO SMI CUIM THll<!UGH A COITllM. AllGlL or 1.,0'43": TltlNCX SOIJlH 14'3t'10" WT •euo 
mr TO 1HE 8EGHfN: CF A tAHCOtT DAt\lt. CONCA~ SOUlHWESlEJllY. HA..C .\ RADIUS Qf' 1243.21 
F£ET: THCNCE SOIJlHCASlllll.Y 248.74 FtET ALOMll SAii CURVE lHROUOH A CE•TRAI. ....U: or 
1t"J$'D•~ lff[HC[ saum 5.1"1~·01"' EAST 715.0I FU'T TO mt •GINNINC ,,, A TAHGOIT CUR\'t 
CONCA YE SOIJlHWESIERL Y, HA"NG A RADIUS or 1892.89 FtEl: lHENCE SOUll<tASltRl Y 408.5.2 FEET 
ALOfrlC SAii) CUR\11: lHROUGH ,. ctN1RAt. NIC:U. Of •n=rsi·: lMOfC[ $OU1M 40"50"21· [AST 2022.42 
ra:t TO 1HE SOIJ1H Ull[ Of 1HE SOIJMAST OIJARltR Of SAID SECTIOll 11: THEHCE ALONG SAID SOIJllt 
UHE saunt 89"53' 10· 'flU1 "'·44 mt TD 1H( scum DUAATU CCRJrfOt or SAID SEC'lll:W 11; lH(lfC( 
ALONG Iii[ SOUTH LINE or SAIO SOIJTHllEST CUARIER Of SECnON 18 SOIJTH 11'58'00" WEST 1689.02 
rt:tf TO 1HE SOUmtAST CORHER or P"oPOSlO DlftCCTOR PA.ACE\. _., 1)1[.NC[ ALOHC 1HE EASTERLY 
UMt OF SAID PROPOSED PARCO. 4 NO'tlH 00'04"00"' ..ST SUJU FEET TO 1HE NORMAST CORNER OF' 
SAID PROPOSED P~[L 4: THENa ALONG 1HE NDATHERL y UNCS or !AIO PROPOS£D PARC[L 4 NC) 

PROPOSl:D DftECTOfl PARCELS 1, 2 AND 3 SOU'hf 19'Stf00"' .UT 440.00 FUT TO 1t1C NORDrftEST 
CCAHEI! or SA10 P-., PNICEI. I; TltlNCX ALONG 1HC llt:SltlOl.Y I.JN[ Of SAID PAAttl I SOIJTH 
DO"O•'oo· ['i51 5t00 nn to TH[ IOUlH L-.c "' SHI> SOU1HWEST OUAR1ER OF stCTIDH fll: b<t«X 
ALDNC THE SOUbf LIN[ rl SAID SOU™'MST OUARt(R Qf SECllON 18 50U'IH 89"58'00"' •st lll1.7t 
FEEi TD IHE PmtT Of llE-

CllfOTAININC 111.842 ACRl:S. MORE Oii LESS 

Pl'RCEL 2' 

:'lil~TY~,~: ... ~~·sJ~r:p Ji...~~ ~~Ei ~}JfO::: SIXTH PRtNCf'AL MERIDIAN 

11Ec:lttlHG AT A POlfT ON TI«' 50UTH UHE OF' lHE SOUTHEAST QUHITO' tll SAC> S€CTIOH 13, 9€Jrta: 
1HE SOIJTHCAST CCANOI ... SAIO ![C'll()N IJ llEARS -TH er•n2· E•ST 30.00 IUT, ...., """' 
80tC ALSO ON 04t: WEST RICHJ-OF-WAY IJNE OF ROX80ROUCH PNUC ROAD (SD.DO FtEt 'MOE); 111ENC'E 
ALONC 5.\ID SOUTH UNE Cf' TliE SOUTHtASl QUAR1ER OF stCTIDN 1l SOUTH 89"'4J'Z2'" flt:Sl 22.35.15 
Fttl tQ lH[ SOU1H£ASTERl.'Y RIOHt-OF'-WAY LINE Of THE HICHUNE CNML AS OESCIUBCD IN BOOK N. 
PAG[ 132 AND BOCIK J. PACI: 4:10. DOUCL•S COIJlfTl RECORDS; THENCE AUlflG SA .. SOllTHCASTERl.Y 
RtGttT-OF-WAY or lH[ HIGHl.N: CANAl (150 net MOE) M FOL.1.o-tG CDIJ'lllSCS: JfORnt Hl44t'J,S. 
EAST IHl.19 RU 10 THE ~ OI A tAHCOtl Q#NE COPCA\€ 50UlHEAStQl..Y, HA\<lfe: A 
RADRIS Of' 350.32 rt El: . ntENCt NORlHtRl Y, ANO NORIHEASmtl. Y 1&l..IJ rut Al.ONC SMJ ~ 

='o~E.:~::.ct~JY[2grc~-l: ~g~~i\:~r~ ~~:-: ~~:'rM: lHENct 
NOR:lH(AS'ltRLY '14.15 FEET AL.ONO SAID CUR\€ THROUCH A ClN""'AL AHCU OF' 18"51'03·: MNCE 
HORTH 82"41°10. OST 727,91 FEET TO THE IECINNINC a:" A lNfCOl'T CUR\'E CONCAVE SOUTHQU.Y. 
HAVINC A RADIUS Of' 44fi.t2 fECT: lH[NC[ NORTHEAS1ERL.Y, AHO £ASl[ftLY ttUJ FEET AUJlllG SAID 
CUN[ THROUGH A CCNlRAL ANaa_E or 2.1'2f44·: 1HENC[ SOUnt W49'ot• EAST 2".JO na TO SAe 
WEST RIGHT-OF-WAY llNE Dr R0"8DROUQi PAllK ltOAO; ntENC£ ALONG SAID W[SJ RJGHT-CIF'-WAY UN[ 
SOl.nH ocnr10· OST 259!.n F[[T l(J 1H€ POlfT OI 8[QMerlC. 

CONTAIMNC 101.211 ACRE!'. MOR[ aft l.[SS.. 

·~"' 
.:1~~ar.~TY~~:~~5=~ c&.w,.:: ~~.:Et ~~o= SIXlH P"INCIPAL MERIDIAN 

lltQtlrlNG: Al 1Mt SOUTH QUARltR CORNEft CS SM» S£CTICIN U: 1tiENC[ ~G fttE SOU1H UN[ ar 
lit[ SOIJTlftlESl CUAATlR Of SAID SECT'IOH 1J SOIJTtl Ol'S8'12" WEST 112.21 IU1 TO lit[ WTElll.Y 
IOUNDMY or me CMAtnDJJ tNCINC AS DESCR8ED .. 900K. 203. ~AGE 311 DOuQ.A5 COUNTY 
RECOflDS, llt[NC[ •LONG S"b EASltlll.Y llOlOIOARY 1HE FOUOlllNC COUllSES: NORIH IJ01)S'IS" llt:ST 
400.01 FUT; TH£HC£ NOR:nt 12irs1· WEST 490.l! FEET; lHEftCE HCltlH 7.l"37"Zt" wtST 52U!i5 Fl:[T; 
THCNC£ NOllllt J2'S4'SO" W(St 295.45 FEET: THENCE NORllt 80'2T27" EAST 314.22 FtET: THENCE 
NORlH 22"211'02. EAST 390.32 FEET: THENCE NORltt 71'!0"4t• U.!T llS.2! F'lET; lHENC[ NOR1H 
OO"Ol

0
2r VEST •94.13 f[[T; TH(NC[ NORTH 72"11'CH• JIEST 130.13 FtU; IHENa: HOR'nt 20""38"08" 

lllESl 478.J7 f'tEI; fHENCE NQfUH 12"31' l9• EAS1 750.40 FUT; THENCE NOfllH OO'VS'21'" WEST J0..84 
FUT; 1HENCE NOltnt nis·oe- !AST 1"4.41 mr: lHENC[ NORTH 8911W EAST 2811 .11 FEET TO 1H[ 
WEST RtCHT-OF'-WAY llNE OF ROXBDROUCH PAftl( ROAD (10.00 ~ WOE): MNCE ALONG SAID WEST 
RICHT-CF-Wi\Y LINE sount ooi4'l5"' EAST 251.20 FEET TO THE: tlORlHC"l.Y RICHT-Df"-WAY LIN(; or 
nfE tflQl..INE CANAL (1~ F[[T '111DC) AS D£SCA18£D IN Boat< N. PAGE 132 Arc> BOOK l, PACE 430. 
OOUGV.S CCIUfrllY MCOROS: 1HENC£ Al.DffG TliE. HORn«RtY AHO NDR"?MWESlDl..Y RICHT-OF"-WAY l9rlC 
Of SAIO ~ CAHAi. 1HE FCU.O'MMC COUllSES: -TH 91·4a.r 'll[SJ 21S.S7 rEEl TO 1HE 
BECllll<INC or • ,.....,., CllllW: CONCAVE SOUlHElll.Y HA"NC A ftAOM or 511.12 Ft:tl: -
WESTlRLY - SOIJlHWESIERLY 211.27 IUT ALONG SAIV CllllVE 1HltOIJCH A CEN11!AI. ANCl.E Of 
2n1·11·. IHErtC( !iOUTM 11r•.ns· WEST 721..19 FEET TO 1flE: 8[GIHfimtC OF TAHGEttT C\.lftV!" COHCl\'t'I 
!OUTH[ASlEIU. HAWIC. RAWS or 148.54 FP:T: lHEl'ICE !IOUlHllESTf.111.Y 215.n FUT ALONC SAID 
CURVE TtflOUQt A tDfTRAL. AHGl.E Of" 19'0Ci'US'"~ MNa: SOU111 4J"48"0T lWEST 518.11 Fttf TO lH£ 
9EGIHMNG or TAfrfC[Nt CURVE ~\'(" SOUMASttRLY. HA,WfC A RADIJS or 500.J2 rttT~ 1l10fC[ 
SOUJlfWESIERL Y - SDUll<D!I. Y :Z.SS,SI F«T ALONG 5AIO OAIYE 1HROUGfl JI CENTRAi. ANCU: or 
29"58'48"': 1'CNa: soum Ul"48".5&"' ¥11UT 1734.10 FU;T TO 'IHE soum I.ME fl me: SOUnttA!T 
QUAIU'ER OF P.11> .SE:CllDN 13; Tt-l[NC£ AlONC !AIO SOI.Int UN£ SOUTH Bl'•t"lO- Wf:Sl 2J4.!1 FEET TO 
fH( PGNT Of IECINNINO. 

CONTAIMNC lH.484 ACR(S, ~ OR LESS. 

G&N&RAL NOTES 
1. l[AlllNOS ARE ASSUt«D MfO ARE BASED UPON THE SOUnt LIN[ OF THt SOUTttWESl OJAR"f[fll 

or stcTIOH t8, t&liNSHIP II saum. RANCE 18 WEST or ltf[ 11" PRINOPAI. MERIDl~N. CCUNIY 
Of OOUCU.S, STA1£ OF CO..OR'ADO AS IEAAINC SOUTH 81'58°00· WUT l[lWE[N tltf: 
NONUM€Nl$ 5HOMI HEftEOfrt. 

2. f1l\.D WORK WAS COMPlEltD IV ~ AllEC CONSUl. TA.HTS. INC SUR\IEY CREW ON D[C[U8£1t 05. 
2013. 

3. PEA C.R.S. 38-51-IDll, .. All l.MAI. UNITS OE'PIC1ED ON lHl!I lANO SUAVEV PLAT AA[ U.S. SURVEY 
nu. ON[ METtR EQUALS ll.31/12 v.s. !UR\€Y J([l, EJCACn.Y ACCDR'DlttC l(J 1tfE: NAtlOMAL 
INSTI1U1[ OI !TAHOMOS ANO l'(CMNCl.OCT.· 

4. ACCOltOING TO CCllORADO LAW YOU MUST CDMtlENCE ANY lECAI.. ACTION IASm UPOfil ANY 
DErtCT N lHIS SURVEY Wl1"1ff 1\iRE[ 'tENtS AflEft YOU F'9ST DISCO\'SI SUOI DEFECT, IN NO 
EVENT MAY ~y AC11DN BASCO uPON Af'N OEFECT IN TH'IS SURVEY BE COMMENCED MOR[ THAN 
T(N W:ARS ntOM M 01\tt. or nc CERnntATIDN SHO'WN HERE:ON. 

&. -- ....,_y REMCMs, Ai.ltRS Ollot1ACE5 AN'I' l'UllJCl.Alll !IJIM:Y 
llONUMENt(S) Oii LAND llOIJllDAftY llOM1JMDl1{S), Oii ACC[5SOllY COW!t! • IV<!! TWO (2) 
M!SD[M[ANOR PUftSUANT TO 18-4-508 CR$. 
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PLUM CREEK EXHIBIT 
A PORTION OF SECTION 18, TOWNSHIP 8 SOUTH, RANGE 88 WEST, AND A 
PORTION OF SECTION 13, TOWNSHIP 8 SOUTH, RANGE 89 WEST OF THE 
SIXTH PRINCIPAL MERIDIAN COUNTY OF DOUGLAS, ST ATE OF COLORADO 
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PLUM CREEK EXHIBIT 
A PORTION OF SECTION 18, TOWNSHIP 8 SOUTH, RANGE 88 WEST, AND A 

PORTION OF SECTION 13, TOWNSHIP 8 SOUTH, RANGE 89 WEST OF THE 
SIXTH PRINCIPAL MERIDIAN COUNTY OF DOUGLAS, STATE OF COLORADO 
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Exhibit C 
District Boundary Maps 



Exhibit C-1 
Boundary Maps for the Initial Boundaries of the Districts 



MIRABELLE METROPOLITAN DISTRICT NO. 1 

SW 1/4, SECTION 18, 
T.6S., R.68W., 6TH P.M. 

~ PARCEL CONTAINS ~ 
:t; 5,610 (SO.FT.) iti 

POINT OF 0.129 ACRES 
COMMENCEMENT F MORE OR LESS ~ 
Sii' ~ sec. 1a 81/ POINT OF BEGINNING 8 165, RG8lf, 6TJI Pll ~ ;,. 
fOfJNI) 2-1/21 ALUJI. CAP IN p P 
BOX °RS 28656• 8 ~ 

~Y89~'00"E~1.~(T~IE~)~-Z~~~~~~~~~~~~~~~~~~· ~ -~ 
~ v Nag·ss·oo'"E 2ss1.33' ssg·ss·oo·w 110.00· · V ~ 

S. LINE SW 1/4 SEC 18, TSS, R68W, 6TH PM S 1/-' CrR ~C:: 18 
(BASJS OF BEARINGS) TDS, H68W: 6!H Pll 

fOtlN1J .r BRASS CAP 
- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- - '7JS1DT J It Hotilk:S 

Hl.S 9655" 

1 

BRALEY ACRES - FILING NO. J 
AMENDED PLA T 

REC. NO. 143486 

30' 
i 

60' ; 
NW 1/4, SECTION 19, 

T.68., R.68W., 6TH P.M. 
\ lndl • 30 Feet 

NOTE~ THIS DRAWING DOES NOT REPRESENT A MONUMENTED LAND SUR\U AND IS ONl Y INTENDED TO DEPICT THE ATTACHED LEGAL DESCRIPTION. 

p A TH: lOI "E.., MJunl A .... 

DWC NAM£:1D716-2HJreclln l'llCS lDl&-0)-20.lltli . . . AZT E c s1111r 1 - ~ """ "" .A =~.:·· 
OAlt: 2016-05-23 · - CONSULTANTS. INC. ~~~~~!r.au.<11111 
SCAl..E: ] " ""' 30' Q; \\O?t&-21 - P\\inl CrMk Genni Ser\olcee.\Owv\EXHllllTS 

ILLUSTRATION TO EXHIBIT A 
SW 1/4, SEC. 18, TSS, R68W OF THE 6TH P.~. 

DOUGLAS COUNTY, CO 
J08 NUMBER 10716-21 2 CF 2 !:Wl!rTS 



MIRABELLE METROPOLITAN DISTRICT NO. 2 

SW 1/4, SECTION 18, 
T.6S., R.68W., 6TH P.M. 

~ PARCEL CONTAINS ~ 
:ti 5.610 (SO.FT.) u; 

POINT OF 0.129 ACRES 
COMMENCEMENT 'f' MORE OR LESS •0~ Slf alt?. !IC. TB 8 POINT OF BEGINNING 
T6'S H081Y, 6TH f'll ;,.. ~ 
RXNJ 2-t/'2• ALUll. CAP IN BOX g_ . ,-
ru ~· o 8 
~ N~~·oo~E~1~·~(T~IE~)_z~~~~~~~~~~~~~~~~~~~- ~-- ~ 
~ Nsg·ss·oo·E 2ss1.33' sag·ss•oo•w 110.00' -v -..,:7 

S. LINE SW 1/4 SEC 18, T6S, R68W, 6TH PM S !/ti ~ SEC 18 
(BASIS OF' BEARINGS) T6S. R08t: 61H PAI 

J 

-, 
I 

I 2 

FCXJNI) j BHASS CAP 
"9JUJ~ -
HLS !1655" 

BRALEY ACRES - FILING NO. J AMENDED PLAT 
REC. NO. 143486 

o· \5' JO' 

\ Inch • JO Feet 

60' 

I 

I 

I 

NW 1/4, SECTION 19, 
T.6S., R.6BW., 6TH P.M. 

NOTE: THIS DRAWING DOES NOT REPRESENT A MONUMENTED LAND SURVEY AND IS ONLY INTENDED TO DEPICT THE ATIACHED LEGAL DESCRIPTION. 

PA'Tli: _ __,,____ J80 tut Ml••""I A.Ye, 

DWG NAl.CE:l0716-2HJr~ Po-uls 2Dl~20.Dli ·. AZT E c Sllllt 1 

... , !ill ""'' a A ;:::::;.,~.:·" 
DATE: 2016-05-23 ~ CONSULTANTS INC Fn~(lO.lJ70..t"? 

ti ' • .......... Ull'<',lllllUltHIL4'""1 

SCALE: 1 = 30' 0:\10710-21 - ~ ~ o-na1 s.rka~\EXHIBITS 

ILLUSTRATION TO EXHIBIT B 
SW 1/4. SEC. 18t T6St R68W OF TH£ 6TH P.M. 

D·OUGLAS COUNTY. CO 
J08 NUMBER 10716-21 2 



MIRABELLE METROPOLITAN DISTRICT NO. 3 

SW 1/4, SECTION 18, 
T.6S., R.68W., 6TH P.M. 

Nae-ss'oo·E 11 o.oo' 

~ PARCEL CONTAINS ~ 
ti) 5,610 (SQ.FT.) :ti 

POINT OF 0.129 ACRES coMMENceMeN:r f MORE OR LESS ·~ 
SW CfR SEC. 18 g VPOINT OF BEGINNING 0 
T6S, /?68W, 6 TH PIJ ;,.. ·p..,_ 
FrXJNO 2-f/r ALW. CAP IN SOX p 8 
~S28050• · 8 

~A_NB9~s·o~E 641.~(~n~q_z~~~~~~~~~~~~~~~~~~~- A _ ~ 
~ v Nag·ss·oo"E 25s1.33' sag·se·oo·w 11 o.oo· · V ~ 

S. LINE SW 1/4 SEC 18, T6S, R68W, 6TH PM SI/~~ SEC. 18 
{BASIS OF' BEARINGS) TBS. HBBM: 6TH Pll --,----­

/ 2 

FOtJNO .r BRASS CAP 
- "fJStl!JI J~ 

RlS 965511 

I 

I 

I 

BRALEY ACRES - FILING NO. 1 
AMENDED PLA T 

I 

I q• I 1p· 

I 

30' 
f 

REC. NO. 143486 

60' 
f 

NW 1/4, SECTION 19, 
T.68., R.68W., 6TH P.M. 

NOTE: THIS DRAWING DOES NOT REPRESENT A UONU~ENTED LAND SURVEY AND IS ONLY INTENDED TO DEPICT 'THE ATIACHED LEGAL DESCRIPTION. 

:~TH~Al.ct:I071HHli'eclin~als~2fUlllC A T ~::~Mla~ 4n• ILLUSTRATION TO EXHIBIT C 
OWG: GB CHK: .RW A. z E c ~;=~122 SW 1I4, SEC. 18, T6S, R68W Of TH£ 6TH P.M. 
DATE: 201 ~-os- ~3 ~ coNSUL.TANTs. INC. ::~~m..!;;:::.iuu.. oouGLAS couNTY, co 
SCALE: J = 30 0:\10716-21 - Plum 'er.I< ~erol ser~~ts\l>w9\£XHIBl'IS JOB NUMBER 10716-21 2 ar 2 ~ 



MIRABELLE METROPOLITAN DISTRICT NO. 4 

SW 1/4, SECTION 18, 
T.6S., R.68W., 6TH P.M. 

g PARCEL CONTAfNS S 
~ 5.610 (SQ.FT.) ~ 

POINT OF 0.129 ACRES 
COMMENCEMENT "f' MORE OR LESS 1.a.1 

TOS. H68W, 6 TH Pl/ ~ ;,. 
sw cm SEC. 1a ~ v PotNT OF ~NING S 
fWNIJ 2-t/2• ALUU. CAP IN BOX P

8 
p
53 ~s 28656• VI 

~ _L1 N89"56'00"E 751.71'~TIE) z ~ _ Ll..... 
~~~ N89~6~0-~25~.3~3-, ~~~~~~S8-9-~-6-.~~--W~11-0-.~~.~~~~~~--~ ~~ 

S. LINE SW 1/4 SEC 18. TSS, R68W, 6TH PM S I/ii ca?. stc. 18 
(BASIS OF BEARINGS) T6S. ~BS: 61H PN 

2 

T 
I 
I 

fOl/NO f fJRASS CAP 
-tJS!JlJTJ.~~ 

Hl.S 9655" 

3 

BRALEY ACRES - FILING NO. J AMENDED PLAT 
REC. NO. 143486 

NW 1/4, SECTION 19, I 
T.6S., R.68W., 6TH P.M. I O' 15' 30' 

I I I I 

1 Inch • 50 Feet 

60' .-

I 
NOTE: THIS DRAWING DOES NOT REPRESENT A MONUMENTED LANO SUR~ AND IS ONLY fNTEN0£D TO DEPICT THE ATIACHED LEGAL DESCRIPTION. 

PA.TH:--:-::~~-~-- J 

DWG NAME:I071&-21-lli'echn. llsllls Jl!MS-.2ll.DIC AAZT E c :.~' .!lflae. l'llA.'tt, 
DWG: QB CHK; .lt.W · · ~=msom 

DATE: 2016-05-23 · CONSULTANTS INC Fu:(3Ql)11.).tll97 
" ' • "'""We&'Zh-ceonsuhaots..cum 

SCALE: l = 30' 0: \10716-21 - ~ Creel< Conetol Ser.tces\Dwv\EXHIBITS 

ILLUSTRATION TO EXHIBIT D 
SW 1/4, SEC. 18, TBS, R68W OF THE 6TH P.M. 

DOUGLAS COUNTY, CO 
JOB NUMBER 10716-21 2 OF' 2 -='Mi:: 



Exhibit C-2 
Boundary Map of the Future Inclusion Area 



PLUM CREEK EXHIBIT 
A PORTION OF SECTION 18, TOWNSHIP 6 SOUTH, RANGE 68 WEST, AND A 
PORTION OF SECTION 13, TOWNSHIP 6 SOUTH, RANGE 69 WEST OF THE 
SIXTH PRINCIPAL MERIDIAN COUNTY OF DOUGLAS, STATE OF COLORADO 
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Exhibit C-3 
Boundary Map of the District No. 1 Exclusion Area 
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Exhibit D 
Cost of Improvements 



I here do certif}t rhat the Engineer's opinion of probable costs to construct public improvements associated with Exhibit 
D for the Mirabelle Metropolitan District µI were prepared under my direct supervision and in accordance wirh the 
following methods and assumptions. 

Mcthodologv and Assumptions: 
The opinions. methodology. assumptions. and conclusions on public infrastructure and costs included within Exhibit D & 
E are based on the fol lowing: 

.,_ Principal Uses within the Mirabelle District to include: 
o A maximum or I. I 00 Single-Family Detached or Attached Residential Homes: 
o Approximately 80-100 Acres of Parks. Open Space. and Trails: 
o A Community Activity Center: 
o An Adult Activity Center: and 
·:-> A School. 

, Public Infrastructure including p()tablc wm~r mains. sanitary sewer mains. roadways. trails. electric. gas. 
undcrdrains. telecommunications. landscaping. irrigntion. lighting. and drainnge was conceptually siz.ed and 
designed based on the following: 

.. :;-. The Principal Uses listed above: 
o Centennial Water and Sanilat ion District. Local Fire District. County. Staie. and Federal practices. 

guide I in cs. criteria. slandards and specifications: 
o ConccptL1al Layouts provided by the planner (DHM Design): and 
:· Our Experience designing public infrastructure for similar types of development in the Colorado Front 

Range to insure public health and safety. 

',.. The opinions or costs to construct the public infrastructure included in Exhibit D arc based on the following: 
o Infrastructure quantities arc calculated based on the conceptual designs depicted within l~xhibil E: 
o Unit Prices were determined based on the following: 

Previous Bid Data from contractors that JR Engineering has assembled into a database called 
·'JR Estimator'': which includes bid data for projects for City. State. County. Local Districts. 
Metropolitan Distr-icts. Homeowner Associations. Home Builders. Educational. Commercial. 
and Industrial projects. 
The specific unit prices were determined using the available data within the JR Estimatornnd 
mir knowledge and experience 011 interpolating the data for similar projcc,ts within the 
Denver Metropolitan area: 
The unit prices arc based on our opinion of the cost to construct in 2016: and have not been 
adjuswd 10 reflect in l1a1in11 or labor or material costs at the time of construction: 
In addition to Ille itemized costs. 1Ne have included pcrccnrngcs for bonds. insurance. 
engineering. surveying. testing. construction management and permitting based on our 
c:>:pericncc or doing similar projects: 
The contingency percentage is based on the conceptual nntllrL' of the infrastructure planned 
within the Mirabelle District. 



ENGINEER'S PROBABLE COST ESTIMATE 

Mirabelle District No. 1 Infrastructure 
Douglas County, CO 

8/26/2016 
JOB NO. 15504.00 

PREPARED BY: 
JR ENGINEERING 

TRANSPORTATION INFRASTRUCTURE 

URBAN COLLECTOR $ 

MODIFIED COLLECTOR $ 

LOCAL STREET $ 

BRIDGE STRUCTURES $ 

ROXBOROUGH ROAD (ON-SITE) $ 

OFF-SITE ROADWAY IMPROVEMENTS (SOUTHEAST ACCESS ROAD) $ 

US 85 RAMP & SIGNAL IMPROVEMENTS $ 

TITAN PARK CIRCLE SIGNAL IMPROVEMENTS $ 

TITAN ROAD IMPROVEMENTS PHASE 1 & 2 (PER MATRIX PLANS) $ 

INTERSECTION AT TITAN RD/ROXBOROUGH RD & SIGNAL IMPROVEMENTS $ 

REGIONAL TRAFFIC PRO-RATA SHARE AMOUNT $ 

TEMPORARY SE ACCESS ROAD $ 

ROW ACQUISITION (2 LOTS) $ 

WATER INFRASTRUCTURE 

WATERLINE $ 

SUB-TOTAL$ 

2,901, 121 

1,679,069 

419,526 

1,038,460 

769,940 

6,210,528 

822,000 

411,000 

8,397,671 

685,000 

3,080,000 

2,740,000 

600,000 

SUB-TOTAL$ 

1,083,471 

CWSD RESERVE CAPACITY FEES $ 17,600,000 

SANITARYSE'WERINFRASTRUCTURE SUB-TOTAL$ 

SANITARY SEWER $ 769,080 

INTERCEPTOR & UNDERDRAIN INFRASTRUCTURE SUB-TOTAL$ 

INTERCEPTOR & UNDERDRAIN $ 1,317,036 

DRAINAGE INFRASTRUCTURE SUB-TOTAL$ 

STORM SEWER $ 1,286,862 

DRAINAGE CHANNELS & PONDS $ 3,236,917 

OFF-SITE STORM & OUTFALL CHANNEL $ 1,136,799 

LANDSCAPING & COllMUNrrY AMENITIES SUB-TOTAL$ 
OPEN SPACE $ 7,351,773 

PARKS & HIGHLINE CANAL IMPROVEMENTS $ 9,428,704 

PARKWAYS $ 2,132,493 

TRAILS & CROSSINGS $ 460,233 

MONUMENTATION $ 615,950 

ADULT ACTIVITY CENTER $ 1,524,000 

COMMUNITY ACTIVITY CENTER $ 7,620,000 

IRRIGATION TAPS $ 234,086 

MISCELLANEOUS (ELECTRIC, GAS & TELECOM) SUB-TOTAL ! 
GAS - OFF-SITE GAS REIMBURSEMENTS $ 1, 100,000 

GAS - OFF-SITE GAS DISTRIBUTIONS $ 1,330,000 

ELECTRIC - OFFSITE ELECTRIC DISTRIBUTIONS $ 1,300,000 

DISTRICT SET UP FEES $ 100,000 

TOTAL I 

Mirabelle Metropolitan Districts No. 1-4 
Project File SV2016-005, Special District Service Plan 

2917541315 

1816831471 

7691080 

113171038 

618801678 

2913871239 

318301000 

& 138117181 



ENGINEER'S PROBABLE COST ESTIMATE 

Mirabelle District No. 1 Infrastructure 
Douglas County, CO 

8/26/2016 
JOB NO. 15504.00 

PREPARED BY: 
JR ENGINEERING 

DESCRIPTION QUANTITY UNIT UNIT PRICE 

URBAN ·COLLECTOR 
Subgrade Preparation (2' Depth) 30,154 SY $ 4.00 

HMA (Grading SG) (75) (PG 64-22) [6.5 Inch] 30, 154 SY $ 30.00 

HMA (Grading S) (75) (PG 64-22) [2 Inch] 30, 154 SY $ 11.00 

5 Foot Walk (4" Depth) [w/fibermesh] 8,869 SY $ 32.00 

Vertical Curb & Gutter 15,964 LF $ 15.00 

Signage/Striping 7,982 LF $ 5.00 

Lighting 27 EA $ 51000.00 

Grading 29,069 CY $ 2.15 

SUBTOTAL 

Payment, Performance & Material Bonds - 1 % 

Engineering & Surveying - 10% 

Material Testing - 2% 

Construction Surveying - 2% 

Construction Oversight - 5% 

Permitting - 2% 

15% Contingency 

URBAN COLLECTOR - TOTAL 

MODIFIED COLLECTOR 

Subgrade Preparation (2' Depth) 15,893 SY $ 4.00 

HMA (Grading SG) (75) (PG 64-22) [6.5 Inch] 15,893 SY $ 30.00 

HMA (Grading S) (75) (PG 64-22) [2 Inch] 15,893 SY $ 11.00 

5 Foot Walk (4" Depth) [w/fibermesh] 4,967 SY $ 32.00 

Vertical Curb & Gutter 8,940 LF $ 15.00 

Median Curb & Gutter 8,940 LF $ 11.00 

Signage/Striping 4,470 LF $ 5.00 

Lighting 15 EA $ 5,000.00 

Grading 10,083 CY $ 2.15 

SUBTOTAL 

Payment, Performance & Material Bonds - 1 % 

Engineering & Surveying - 10% 

Material Testing - 2% 

Construction Surveying - 2% 

Construction Oversight - 5% 

Permitting - 2% 

15% Contingency 

MODIFIED COLLECTOR - TOTAL 

Mirabelle Metropolitan Districts No. 1-4 
Project File SV2016-005, Special District Service Plan 

• ...,.. • • "' ,.,. - ~A r ,. ~ -

COST 

$ 120,616.00 

$ 904,620.00 

$ 331,694.00 

$ 283,808.00 

$ 239,460.00 

$ 39,910.00 

$ 135,000.00 

$ 62,498.35 

$ 2, 117 ,606.35 

$ 21,176.06 

$ 211,760.64 

$ 42,352.13 

$ 42,352.13 

$ 105,880.32 

$ 42,352.13 

$ 317,640.95 

$ 2,901,120.70 

$ 63,572.00 

$ 476?90.00 

$ 174,823.00 

$ 158,944.00 

$ 1341100.00 

$ 98,340.00 

$ 22,350.00 

$ 75,000.00 

$ 21,678.45 

$ 1,225,597 .45 

$ 12,255.97 

$ 122,559.75 

$ 24,511.95 

$ 24,511.95 

$ 611279.87 

$ 241511.95 

$ 183,839.62 

$ 1,679,068.51 



ENGINEER'S PROBABLE COST ESTIMATE 

Mirabelle District No. 1 Infrastructure 
Douglas County, CO 

DESCRIPTION 
LOCAL 

Subgrade Preparation (2' Depth) 

HMA (Grading SG) (75) (PG 64-22) [6.5 Inch] 

HMA (Grading S) (75) (PG 64-22) [2 Inch] 

Combination Mountable Curb, Gutter & 4' Attached Walk 

Signage/Striping 

Lighting 

Grading 

8/26/2016 
JOB NO. 15504.00 

PREPARED BY: 
JR ENGINEERING 

QUANTITY UNIT UNIT PRICE 

2,673 SY $ 4.00 
2,673 SY $ 30.00 

2,673 SY $ 11.00 

1,604 LF $ 100.00 
802 LF $ 5.00 

4 EA $ 5,000.00 

711 CY $ 2.15 
SUBTOTAL 

Payment, Performance & Material Bonds - 1 % 
Engineering & Surveying - 10% 

Material Testing - 2% 
Construction Surveying - 2% 
Construction Oversight - 5% 

Permitting - 2% 
15% Contingency 

LOCAL STREET-TOTAL 

COST 

$ 10,692.00 

$ 80,190.00 

$ 29,403.00 

$ 160,400.00 

$ 4,010.00 

$ 20,000.00 

$ 1,528.65 

$ 306,223.65 
$ 3,062.24 

$ 30,622.37 

$ 6,124.47 

$ 6, 124.47 

$ 15,311.18 

$ 61124.47 

$ 45,933.55 

$ 419,526.40 

Modified Collector Crossing with Highline Canal Structure Widening 

Urban Collector Crossing with Highline Canal 

EA 

EA 

$ 
$ 

1581000.00 $ 158,000.00 
600,000.00 $ 600,000.00 

ROXBOROUGH ROAD (ON-SITE) 

Roxborough Road Transitions 

Asphalt Removal 

Overhead Electric to be Relocated Underground 

Mirabelle Metropolitan Districts No. 1-4 
Project File SV2016-005, Special District Service Plan 

• "" • ' .-.. . ,., - -- fll ••A 

SUBTOTAL $ 758,000.00 
Payment, Performance & Material Bonds - 1 % $ 7,580.00 

Engineering & Surveying - 10% $ 75,800.00 
Material Testing - 2% $ 15, 160.00 

Construction Surveying - 2% $ 15, 160.00 

Construction Oversight - 5% $ 37,900.00 
Permitting - 2% $ 15, 160.00 

15% Contingency $ 113,700.00 
BRIDGE STRUCTURES - TOTAL $ 1,038,460.00 

2 EA $ 
8,000 SY $ 

3,600 LF $ 

85,ooo.oo ....;..$ ___ 1_10;;..i.10_0_0_.o_o 
4.oo ....;..$ __ _..;...32 ...... 10_0_0_.o_o 

1 oo.oo ....;..$ ___ 3_6o ...... o_o_o_.o_o 
SUBTOTAL _$ ___ 5_62_,o_o_o_.o_o 

Payment, Performance & Material Bonds - 1 % __ $ ____ 5 ...... ,6_2_0_.o_o 
Engineering & Surveying - 10% __ $ ___ 5_6 ....... 2_0_0_.o_o 

Material Testing - 2% ...._$ ___ 1_1 ....... 2_4_0_.o_o 
Construction Surveying - 2% ___ $ ___ 1_1..:...,2_4_0_.o_o 
Construction Oversight - 5% _$ ___ 2_8 ..... 11_0_0_.o_o 

Permitting - 2% _$ ___ 1_1 ...... 2_4_0_.o_o 
15% Contingency ....;..$ ___ 8_4 ....... 3_0_0_.o_o 

ROXBOROUGH ROAD (ON-SITE) - TOTAL $ 769,940.00 ---------



ENGINEER'S PROBABLE COST ESTIMATE 

DESCRIPTION 
OFF-SITE ROADWAY IMPROVEMENTS 

US 85 Ramp & Signal Improvements 

Titan Park Circle Signal Improvements 

Mirabelle District No. 1 Infrastructure 
Douglas County, CO 

8/26/2016 
JOB NO. 15504.00 

PREPARED BY: 
JR ENGINEERING 

QUANTITY UNIT 

1 LS 

1 LS 

UNIT PRICE 

$ 600,000.00 

$ 300,000.00 

Titan Road Improvements Phase 1 & 2 Per Matrix Plans 1 LS $ 6, 129,687.00 

Intersection at Titan Road/Roxborough Road & Signal Improvements 1 LS $ 500,000.00 

SUBTOTAL 

Payment, Performance & Material Bonds - 1 % 

Engineering & Surveying - 10% 

Material Testing - 2% 

Construction Surveying - 2% 

Construction Oversight - 5% 

Permitting - 2% 

15% Contingency 

OFF-SITE ROADWAY IMROVEMENTS - TOTAL 

OFF-SITE ROADWAY IMPROVEMENTS (SOUTHEAST ACCESS ROAD) 

Ultimate Build-Out Segment 1 

Erosion Control LS $ 84,000.00 

irthwork LS $ 233,907.00 

Storm Sewer 1 LS $ 395,030.00 

Asphalt 1 LS $ 1,713,080.00 

Concrete LS $ 3841259.00 

Landscape & Irrigation LS $ 258,851.00 

SUBTOTAL 

Ultimate Build-Out Segment 2 

Erosion Control LS $ 37,560.00 

Earthwork 1 LS $ 119,770.00 

Storm Sewer 1 LS $ 231,020.00 

Asphalt 1 LS $ 7591670.00 

Concrete 1 LS $ 2021650.00 

Landscape & Irrigation 1 LS $ 113,435.00 

SUBTOTAL 

Payment, Performance & Material Bonds - 1 % 

Engineering & Surveying - 10% 

Material Testing - 2% 

Construction Surveying - 2% 

Construction Oversight - 5% 

Permitting - 2% 

15% Contingency 

SOUTHEAST ACCESS ROADWAY IMROVEMENTS - TOTAL 

Mirabelle Metropolitan Districts No. 1-4 
Project File SV2016-005, Special District Service Plan 

COST 

$ 600,000.00 

$ 300,000.00 

$ 6, 129,687.00 

$ 500,000.00 

$ 7,529,687.00 

$ 75,296.87 

$ 752,968.70 

$ 150,593.74 

$ 150,593.74 

$ 3761484.35 

$ 150,593.74 

$ 1, 129,453.05 

$ 10,315,671.19 

$ 84,000.00 

$ 233,907.00 

$ 395,030.00 

$ 1,713,080.00 

$ 384,259.00 

$ 258,851.00 

$ 3,069,127.00 

$ 37,560.00 

$ 119,770.00 

$ 231,020.00 

$ 759,670.00 

$ 202,650.00 

$ 113,435.00 

$ 1,464, 105.00 

$ 45,332.32 

$ 453,323.20 

$ 90,664.64 

$ 90,664.64 

$ 2261661.60 

$ 90,664.64 

$ 679,984.80 

$ 6,210,527 .84 



ENGINEER'S PROBABLE COST ESTIMATE 

Mirabelle District No. 1 Infrastructure 
Douglas County, CO 

8/26/2016 
JOB NO. 15504.00 

PREPARED BY: 
JR ENGINEERING 

DESCRIPTION QUANTITY UNIT UNIT PRICE 
REGIONAL FEES 

Regional Traffic Pro-Rata Share Amount 1, 100 EA $ 2,800.00 

SUBTOTAL 

REGIONAL FEES- TOTAL 

TEMPORARY ACCESS 

Temporary Southeast Access Road 1 LS $ 2,000,000.00 

SUBTOTAL 

Payment, Performance & Material Bonds - 1 % 

Engineering & Surveying - 10% 

Material Testing - 2% 

Construction Surveying - 2% 

Construction Oversight - 5% 

Permitting - 2% 

15% Contingency 

TEMPORARY ACCESS- TOTAL 

ROW ACQUISITION 

IJW Acquisition (2 Lots) 2 EA $ 300,000.00 

SUBTOTAL 

ROW ACQUISITION- TOTAL 

Mirabelle Metropolitan Districts No. 1-4 
Project File SV2016-005, Special District Service Plan 
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COST 

$ 3,080,000.00 

$ 3,080,000.00 

$ 3,080,000.00 

$ 2,000,000.00 

$ 2,000,000.00 

$ 20,000.00 

$ 200,000.00 

$ 40,000.00 

$ 401000.00 

$ 100,000.00 

$ 40,000.00 

$ 300,000.00 

$ 2,740,000.00 

$ 600,000.00 

$ 600,000.00 

$ 600,000.00 



ENGINEER'S PROBABLE COST ESTIMATE 

Mirabelle District No. 1 Infrastructure 
Douglas County, CO 

DESCRIPTION 

WATERLINE 

8 Inch PVC (Water) 

8 Inch Gate Valves 

8 Inch Tees and Bends 

12 Inch PVC (Water) 

12 Inch Gate Valves 

12 Inch Tees and Bends 

8/26/2016 
JOB NO. 15504.00 

PREPARED BY: 
JR ENGINEERING 

QUANTITY UNIT 

872 LF 

4 EA 

4 EA 

9,829 LF 

20 EA 

22 EA 

UNIT PRICE 

$ 30.00 

$ 1,800.00 

$ 600.00 

$ 55.00 

$ 3,500.00 

$ 2,000.00 

$ 

$ 

$ 

$ 

$ 

$ 

COST 

26, 160.00 

7,200.00 

2,400.00 

540,595.00 

70,000.00 

44,000.00 

12 Inch Waterline Lowerings (4 Vertical Bends Each) 

Fire Hydrant Assy. (Pipe and Fittings) 

16 

11 

EA $ 

EA $ 

2,500.00 $ 40,000.00 

5,500.00 $ 60,500.00 

CWSD Reserve Capacity Fees 

Mirabelle Metropolitan Districts No. 1-4 
Project File SV2016-005, Special District Service Plan 
...,... • """ • • """'~ rr - .,.,._ r .. JaA 

SUBTOTAL $ 790,855.00 

Payment, Performance & Material Bonds - 1 % $ 7,908.55 

Engineering & Surveying - 10% $ 79,085.50 

Material Testing - 2% $ 15,817.1 O 

Construction Surveying -2% $ 15,817.10 

Construction Oversight - 5% $ 39,542.75 

Permitting - 2% $ 15,817.10 

15% Contingency $ 118,628.25 

WATERLINE-TOTAL $ 1,083,471.35 

1, 100 EA $ 16,000.00 $ 17,600,000.00 

SUBTOTAL $ 17,600,000.00 

CWSD FEES- TOTAL $ 17,600,000.00 



ENGINEER'S PROBABLE COST ESTIMATE 

Mirabelle District No. 1 Infrastructure 
Douglas County, CO 

DESCRIPTION 

SANITARY SEWER 

8 Inch PVC (Sewer) 

12 Inch PVC (Sewer) 

15 Inch PVC (Sewer) 

4 Foot Manhole (Sewer) 

5 Foot Manhole (Sewer) 

Mirabelle Metropolitan Districts No. 1-4 
Project File SV2016-005, Special District Service Plan 
_ , • """"' • • "'' rr- "'" r A.,... 

8/26/2016 
JOB NO. 15504.00 
PREPARED BY: 

JR ENGINEERING 

QUANTITY UNIT UNIT PRICE 

6,019 LF $ 38.00 

2,030 LF $ 39.00 

1,237 LF $ 40.00 

45 EA $ 4,000.00 

6 EA $ 4,000.00 

SUBTOTAL 

Payment, Performance & Material Bonds - 1 % 

Engineering & Surveying - 10% 

Material Testing - 2% 

Construction Surveying - 2% 

Construction Oversight - 5% 

Permitting - 2% 

15% Contingency 

SANITARY SEWER -TOTAL 

COST 

$ 228,722.00 

$ 79, 170.00 

$ 49,480.00 

$ 180,000.00 

$ 24,000.00 

$ 561,372.00 

$ 5,613.72 

$ 56,137.20 

$ 11,227.44 

$ 11,227.44 

$ 28,068.60 

$ 11,227.44 

$ 84,205.80 

$ 769,079.64 



ENGINEER'S PROBABLE COST ESTIMATE 

Mirabelle District No. 1 Infrastructure 
Douglas County, CO 

8/26/2016 
JOB NO. 15504.00 

PREPARED BY: 
JR ENGINEERING 

DESCRIPTION QUANTITY UNIT UNIT PRICE 

12 Inch Interceptor 8,464 LF $ 48.00 

Interceptor Cleanout 30 EA $ 3,000.00 

8 Inch Underdrain 9,286 LF $ 38.00 

Underdrain Cleanout 51 EA $ 2,200.00 

SUBTOTAL 

Payment, Performance & Material Bonds - 1 % 

Engineering & Surveying - 10% 

Material Testing - 2% 

Construction Surveying - 2% 

Construction Oversight - 5% 

Permitting - 2% 

15% Contingency 

UNDERDRAIN & INTERCEPTOR -TOTAL 

Mirabelle Metropolitan Districts No. 1-4 
Project File SV2016-005, Special District Service Plan 
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COST 

$ 406,272.00 

$ 90,000.00 

$ 352,868.00 

$ 112,200.00 

$ 961,340.00 

$ 9,613.40 

$ 96,134.00 

$ 19,226.80 

$ 19,226.80 

$ 48,067.00 

$ 19,226.80 

$ 144,201.00 

$ 1,317 ,035.80 



ENGINEER'S PROBABLE COST ESTIMATE 

Mirabelle District No. 1 Infrastructure 
Douglas County, CO 

8/26/2016 
JOB NO. 15504.00 

PREPARED BY: 
JR ENGINEERING 

DESCRIPTION QUANTITY UNIT UNIT PRICE 

STORM SEWER 

18 Inch RCP 3,746 LF $ 50,00 

24 Inch RCP 1,210 LF $ 65.00 

30 Inch RCP 234 LF $ 75.00 

36 Inch RCP 1,737 LF $ 85.00 

42 Inch RCP 319 LF $ 120.00 

72 Inch RCP 1, 191 LF $ 210.00 

18 Inch FES 1 EA $ 1,200.00 

24 Inch FES 1 EA $ 1,300.00 

36 Inch FES 1 EA $ 1,400.00 

42 Inch FES 1 EA $ 1,500.00 

5 Foot Inlet (!ype R) 18 EA $ 3,660.00 

10 Foot Inlet (Type R) 14 EA $ 51500.00 

5 Foot Manhole (Storm) 18 EA $ 3,500.00 

6 Foot Manhole (Storm) 2 EA $ 4,250.00 

$ 

$ 

$ 

$ 

$ 

$ 

$ 

$ 

$ 

$ 

$ 

$ 

$ 

$ 

SUBTOTAL $ 

Payment, Performance & Material Bonds - 1 % $ 

Engineering & Surveying - 10% $ 

Material Testing - 2% $ 

Construction Surveying - 2% $ 

Construction Oversight - 5% $ 

Permitting - 2% $ 

15% Contingency $ 

STORM SEWER -TOTAL $ 

Mirabelle Metropolitan Districts No. 1-4 
Project File SV2016-005, Special District Service Plan 
-· 

0 '°' • • ...,., l"I" - AA r A •ft 

COST 

187,300.00 

78,650.00 

17,550.00 

147,645.00 

38,280.00 

250,110.00 

1,200.00 

1,300.00 

1 !400.00 

1,500.00 

65,880.00 

77,000.00 

63,000.00 

8,500.00 

939,315.00 

9,393.15 

93,931.50 

18,786.30 

18,786.30 

46,965.75 

181786.30 

140,897.25 

1 !286,861.55 



ENGINEER'S PROBABLE COST ESTIMATE 

Mirabelle District No. 1 Infrastructure 

) Douglas County, CO 
8/26/2016 

JOB NO. 15504.00 
PREPARED BY~ 

JR ENGINEERING 

DESCRIPTION QUANTITY UNIT UNIT PRICE COST 

DRAINAGE CtfANNELS & PONDS 

Grouted Sloping Boulder Drop (3' Drop) 6 EA $ 40,000.00 $ 240,000.00 

Pond Outlet Structure 1 EA $ 50,000.00 $ 50,000.00 

Forebay 2 EA $ 45,000.00 $ 90,000.00 

Channel & Pond Grading 101,262 CY $ 2.15 $ 217,713.30 

Highline Canal Infrastructure 8,120 LF $ 125.00 $ 1,015,000.00 

Water Quality Ponds 2 EA $ 75,000.00 $ 150,000.00 

Tributary B Diversion Structure 1 EA $ 250,000.00 $ 250,000.00 

Plum Creek Diversion Structure EA $ 200,000.00 $ 200,000.00 

On-Site Diversion Structure EA $ 150,000.00 $ 150,000.00 

SUBTOTAL $ 2,362, 713.30 

Payment, Performance & Material Bonds - 1 % $ 23,627.13 

Engineering & Surveying - 10% $ 236,271.33 

Material Testing - 2% $ 47,254.27 

Construction Surveying - 2% $ 47,254.27 

Construction Oversight - 5% $ 118,135.67 

Permitting - 2% $ 47,254.27 

15% Contingency $ 354,407.00 

DRAINAGE CHANNEL & POND - TOTAL $ 3,236,917 .22 

OFF-SITE STORM & OUTFALL CHANNEL 

Outfall Channel Grading 17,500 CY $ 2.15 $ 37,625.00 

Pond Outfall Channel Tickle Channel 1,950 LF $ 40.00 $ 78,000.00 

Pond Outfall Channel - Low Flow Riprap 650 CY $ 50.00 $ 32,500.00 

Pond Outfall Channel Drop Structures (3-5' Drop) 12 EA $ 40,000.00 $ 480,000.00 

Maintenance Trail - 1 O' (Class VI ABC) 361 CY $ 50.00 $ 18,055.56 

Concrete Trail (Remove and Replace) 4 CY $ 400.00 $ 11600.00 

16' x 6' RCBC (Crossing State Park Access Roads) 130 LF $ 1,400.00 $ 182,000.00 

SUBTOTAL $ 829,780.56 

Payment, Performance & Material Bonds - 1 % $ 8,297.81 

Engineering & Surveying - 10% $ 82,978.06 

Material Testing - 2% $ 16,595.61 

Construction Surveying - 2% $ 16,595.61 

Construction Oversight - 5% $ 41,489.03 

Permitting - 2% $ 16,595.61 

15% Contingency $ 124,467.08 

) OFF-SITE STORM & OUTFALL CHANNEL- TOTAL $ 1, 136,799.36 

Mirabelle Metropolitan Districts No. 1-4 
Project File SV2016-005, Special District Service Plan 



ENGINEER'S PROBABLE COST ESTIMATE 

Mirabelle District No. 1 Infrastructure 

DESCRIPTION 

Open Space 

Parks & Highline Canal Improvements 

Parkways 

Equestrian Trail 

Pedestrian Trail 

Highline Canal Pedestrian Crossing 

Primary Monumentation 

Secondary Monumentation 

Tertiary Monumentation 

Adult Activity Center 

Community Activity Center 

1.5" Irrigation Taps 

Douglas County, CO 
8/26/2016 

JOB NO. 15504.00 
PREPARED BY: 

JR ENGINEERING 

QUANTITY UNIT UNIT PRICE 

2,894,399 SF $ 2.00 

1,856,044 SF $ 4.00 

419,782 SF $ 4.00 

8,775 LF $ 2.00 

22,258 LF $ 11.00 

1 EA $ 1001000.00 

2 EA $ 80,000.00 

2 EA $ 35,000.00 

17 EA $ 15,000.00 

1 EA $ 1,200,000.00 

1 EA $ 6,000,000.00 

6 EA $ 30,720.00 

SUBTOTAL 

Payment, Performance & Material Bonds - 1 % 

Engineering & Surveying - 10% 

Material Testing - 2% 

Construction Surveying - 2% 

Construction Oversight - 5% 

Permitting - 2% 

5% Contingency 

COST 

$ 5,788,798.00 

$ 7,424, 176.00 

$ 1,679, 128.00 

$ 17,550.00 

$ 244,838.00 

$ 100,000.00 

$ 160,000.00 

$ 70,000.00 

$ 255,000.00 

$ 1,200,000.00 

$ 6,000,000.00 

$ 184,320.00 

$ 23,123,810.00 

$ 231,238.10 

$ 2,312,381.00 

$ 462,476.20 

$ 462,476.20 

$ 1, 156, 190.50 

$ 462,476.20 

$ 1, 156, 190.50 

LANDSCAPING -TOTAL $ 29,367,238.70 

Mirabelle Metropolitan Districts No. 1-4 
Project File SV2016-005, Special District Service Plan 



Exhibit E 
Maps of Improvements 



MIRABELLE DISTRICT NO. 1 SERVICE PLAN 
DOUGLAS COUNTY, CO 

DISTRICT INFRASTRUCTURE 

VICINITY MAP 
t•co2000' 

-TM.~ 
$2,901,121 

s 419,62fi 

S1,0Sll,411l 

OfF.SRE PDADNAY .. PROYEMENTB (SOUTHEMT ACCESS ROAD) S 6,210,Sll 
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$3,080,000 

12.740,00CI 

s 500,000 

e_-...L~ 
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$17,600,DOD - ......... I 781,GID 
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$7,620,000 
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~--~ s t,100,000 
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s 100,000 
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COVER SHEET 
MIRABELLE DISTRICT NO. 1 
SERVICE PLAN 
JOB NO. 15504.00 
B/26/16 
SHEET 1 OF B 

~ J-R. BNGINBERING 
....... Ccllftllln, 

Cs1elrial illl--. Qballo~ 1&-&Zi!l 
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ON-SITE ROADWAY INFRASTRUCTURE - $6 808 116 

BRIDGE STRUCTURES - $1 038 460 

REMOVAL OF EXISTING BOXBOROUGH ROAD & UNDERGROUND ELECTRIC - $769 940 

72' ROW - MODIFIED COLLECTOR - l1..fil9 .069 

60' ROW - URBAN COLLECTOR - $2 901 121 

50' ROW - LOCAL STREET - $419 526 

=~~~:;::&i~ E:,~~NG 
CHAmEl.O STATE PARK 

I 

J 8RAl.£r Aa6 i 

I___ '- -~-~-~~T-
! , I 

~ 
JOO 150 0 JOO 600 

ORIGINAL SCALE: 1" • JOO' 

' ',, 
·-..... 

ON-SITE ROADWAY INFRASTRUCTURE 
MIRABELLE DISTRICT NO. 1 
SERVICE PLAN 
JOB NO. 15504.00 
B/26/16 
SHEET 2 OF B 

~ J•R. ENGINEBIUNG 
AW.lrtlnC.....,, 

cnmai illl-74!Hl.m. C<tm>~ llHill-2!1! 
Fol°*-9JIH9Hllll·-~ 
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US 85 RAMP & SIGNAL IMPROVEMENTS - $822 000 

TITAN PARK CIRCLE SIGNAL IMPROVEMENTS - li1..1....QQQ. 

SOUTHEASTERN ACCESS ROAD IMPROVEMENTS - $6 210 528 

TITAN ROAD IMPROVEMENTS 
(PHASE 1 & 2 PER MATRIX CONSTRUCTION PLANS) - SB 397 671 

INTERSECTION IMPROVEMENTS AT 
TITAN ROAD/ROXBOROUGH ROAD - $685 000 

REGIONAL TRAFFIC PRO-RATA SHARE AMOUNT - $3 080 000 

TEMPORARY SE ACCESS ROAD - $2 740 000 

ROW ACQUISITION (2 LOTS) - $600 000 ~ 
OR1GINAL SCALE: 1 • - soo· 

Off-SITE ROADWAY INFRASTRUCTURE 
MIRABELLE DISTRICT NO. 1 
SERVICE PLAN 
JOB NO. 15504.00 
8/26/16 
SHEET 3 OF 8 

~ J•R. ENGINBERING ·--
Clrlmll :m-7«Hl!!ll. C<mdo SpillS 7IHll!-l599 
Fa1~--~ 
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~. l_J 

I BRAlfY ACRCS i --1--~-~:~~~~~~L ~~--1~~~~~=1~-~-r=~--1· --1 " j 

WATER INFRASTRUCTURE TOTAL - $18 683 4 71 

8" WATER MAIN 

12" WATER MAIN 

OFF-SITE WATER MAIN 

ON-SITE WATERLINE - $1,083,471 

CWSD RESERVE CAPACITY FEES - $17,600,000 ~ 
300 150 0 

ORIGINAL SCALE: 1 • • JOO' 
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WATER INFRASlRUCTURE 
!.41RABELLE DISlRICT NO. 1 
SERVICE PLAN 
JOB NO. 15504.00 
B/26/16 
SHEET 4 Of B 

~ J•R ENGINEERING ·-­
Ca1l!rrillilll--7«Hllll3•CcmdoSpl"gs1&-iiD-1Slll 
F<l11Cdrislll0-49Hlllllll•~ 



""'*" I ' I CHA1F7EW STATE' PARK 
I 
I SANITARY LIFT STATION I BY CENlENNIAL WATER "' SC11ER DISTRICT 

\_SIWF#tY ~FORCE MAIN ._ 
BY CENlOftAL WATER lk SEWER DIS1RICT 

'-... l -1-f ~ ~· ~ ~ ---···- L-" l---- ------=-~ -~--·~~·~-=:-~~---, - ... --... -:-.. ·~.,----... llWB<ITAH~-~·~· --r i -·r- '°j ' • '"--
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~- -

SANITARY SEWER TOTAL - $769 080 

8" SANITARY SEWER 

12" SANITARY SEWER 

15" SANITARY SEWER 

FORCE MAIN ~ 
ORIGINAL SCALE: 1" • 300' 

', 

"' ' 

SANITARY SEWER INFRASTRUCTURE 
MIRABELLE DISTRICT NO. 1 
SERVICE PLAN 
JOB NO. 15504.00 
B/26/16 
SHEET 5 OF B 

~ J•R. BNGINEBIUNG 
AWlltrlan~ 
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FatCl*s-·-iBljari'gmn 
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LIFT STATION 8" UNDERDRAIN 
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UNDERDRAIN/INTERCEPTOR TOTAL - $1.317.036 

8" PVC UNDERDRAIN 

12" INTERCEPTOR 

CHA mao STA 'ff PARK 

~ 
JOO 150 0 GOO 
~ 

ORIGINAL SCALE: 1" - 300' 

.......... ............................... 

""' '· 

INlERCEPTOR & UNDERDRAIN 
INFRASlRUCTURE 
MIRABELLE DISTRICT NO. 1 
SERVICE PLAN 
JOB NO. 15504.00 
8/26/16 
SHEET 6 OF 8 

~ J•R. BNGINBElUNG 
AW..trilnC......, 

Qmrrii3Xl-7«>-'l!ll!•Ccmdo~~ 
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STORM SEWER IMPROVEMENTS - $1 286 862 DRAINAGE CHANNEL & POND IMPROVEMENTS - $3 236 917 

72" RCP --Ill- HIGHLINE CANAL IMPROVEMENTS 

48" RCP --!II- DRAINAGE CHANNEL 

42" RCP 

36" RCP 

30" RCP 

24" RCP 

18" RCP 

~"e-

' OIA'/Fll1D STATE: PA!ll( 

- -1-- - - ---.---r 
I 

BNAL£Y ACRES ~·- - ""-. 

" . ·-· --··-__l___--.l .. -- ! 

- - \ """''\ l!l!'"!.., ___ _: ::::::::_ ~'- ', ' "' " 

OFF-SITE STORM & OUTFALL CHANNEL - $1136 799 

--Ill• OUTFALL CHANNEL 

~ 
ORIGINAL SCALE: I" • JOO' 

DRAINAGE INFRASTRUCTURE 
MIRABELLE DISTRICT NO. 1 
SERVICE PLAN 
JOB NO. 15504.00 
8/26/16 
SHEET 7 OF 8 

~ J•R. BNGINBBIUNG 
Aw.t ..... eon..,, 
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LANDSCAPING 

OPEN SPACE 

PARKS _ J 
- $9.428. 704 

PARKS (HIGHLINE CANAL) 

PARKWAYS - $2 132 493 

EQUESTRIAN TRAIL - $22 289 

PEDESTRIAN TRAIL - $310 994 

HIGHLINE CANAL PEDESTRIAN CROSSING - $127 000 

8 
0 
0 

* * 

PRIMARY MONUMENT - $203 200 

SECONDARY MONUMENT - $88900 

TERTIARY MONUMENT - $323 850 

ADULT ACTIVITY CENTER 

COMMUNITY ACTIVITY CENTER - J111 v~-

Q;A Tf'l£U) STA rr: PARK 

" 

~ 
300 150 0 
~ 

IRRIGATION TAPS - $234,086 ORIGINAL SCALE: 1· - 300' 

~~ 

' 

"""""" 

LANDSCAPING & COMMUNITY 
AMENITIES 
MIRABELLE DISTRICT NO. 1 
SERVICE PLAN 
JOB NO. 15504.00 
B/26/16 
SHEET 8 OF 8 

~ J•R. BNGINBBRING 
AWtltrllnC....,.,. 
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Financial Plan 



YEAR 

2015 
2016 
2017 
2018 

2019 
2020 

2021 
2022 

2023 
2024 
2025 

2026 

2027 
2028 

2029 
2030 

2031 
2032 
2033 

2034 

2035 
2036 
2037 
2038 
2039 

2040 
2041 

2042 
2043 
2044 
2045 
2046 

2047 
2048 

2049 

2050 
2051 

2052 

2053 

8/1212016 E MMD Fin Plan 16 

MIRABELLE METROPOLITAN DISTRICT 

Development Projection at 50,00 (target) District Miiis, plus fees 

Serles 2020 & Serles 2023, G.O. Bonds, Non-Rated, 120x, 30-yr. Maturities; plus Serles 20238 Cash-Flow Subs 

< < < < < < < < Resldentlal > > > > > > > > 

Total 
Res1Unlts 

0 
0 

0 

126 
252 
252 

230 

152 
78 

10 
0 

0 
0 

0 

0 

0 
0 

0 
0 

0 

0 

1,100 

Miit Vaiue 

Biennial 

R-•••'mt 
2.0% 

0 

0 

4,038,663 

9,478,517 

12,411,766 

12,781,385 

13,037,013 

13,297,753 

13,563,708 

13,834,982 

14,111,682 

14,393,916 

14,681,794 

14,975,430 

15,274,939 

15,580,437 

15,892,046 

16,209,887 

16,534,085 

230,098,004 

Cumulattw 

MertmtValile 

0 
0 

0 
66,425,378 

201,933, 150 

344,189,741 
473,925,660 

573,411 ,782 

620,588,302 
639,069,264 
639,069,264 

651,850,649 

651,850,649 

664,887,662 

664,887,662 

678, 185,415 

678.185,415 
691,749,124 
691,749,124 

705,584,106 
705,584, 106 
719,695,788 
719,695,788 
734,089,704 
734,089, 704 
748,771,498 
748,771,498 
763,746,928 
763,746,928 
779,021,867 

779,021,867 
794,602,304 

794,602,304 

810,494,350 

810,494,350 

826,704,237 
826,704,237 
843,238,322 

A•'edValue 

@7.96% 

of Markel 
2 

0 

0 

0 

5,287,460 

16,073,879 
27,397,503 

37,724,498 
45,643,578 
49,398.829 

50,869,913 

50,869,913 

51 ,887,312 

51 ,887,312 

52,925,058 

52,925,058 

53,983,559 
53,983,559 

55,063,230 
55,063,230 
56,164,495 
56,164,495 
57,287,785 
57,287,785 

58,433,540 
58,433,540 
59,602,211 
59,602,211 
60,794,255 

60,794,255 
62,010,141 

62.010,141 
63,250,343 

63,250,343 
64,515,350 

64,515,350 
65,805,657 

843,238,322 65,805,657 

< Platted/Developed Lots > 

As'ed Value 

@29.00% 

Cumulat!Ye 
Market Value 

0 

0 
6,384,600 

12,769,200 
12,769,200 
11,750,600 
7,992,400 
4,107,000 

518,000 

0 

0 

0 
0 

0 

0 

0 

0 

0 
0 

0 

0 

ofMmbt 
2-YTla 

0 

0 
1,851,534 

3,703,068 

3,703,068 
3,407,674 

2,317,796 
1, 191,030 

150,220 

0 

0 

0 

0 

0 

0 

0 
0 

0 
0 

0 

0 
0 
0 

0 
0 

0 
0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

Total 

Assessed 

Value 

$0 
0 

0 
0 

1,851,534 

8,990,528 
19,776,947 
30,805,177 

40,042,294 
46,834,608 
49,549.049 

50,869,913 

50,869,913 

51,887,312 

51,887,312 

52,925,058 
52,925,058 

53,983,559 
53,983,559 

55,063,230 
55,063,230 

56,164,495 
56,164,495 
57,287,785 
57,287,785 
58,433,540 
58,433,540 
59,602,211 

59,602,211 
60,794,255 

60.794,255 

62,010,141 
62,010,141 

63,250,343 

63,250,343 

64,515,350 
64,515,350 

65,805,657 
65,805,657 

NR LB Fin Plan SP 

District Dlstrlet 

D/S Mill Levy D/$ Mill levy 

(I0.00 Target) 
(50.00 Cap) 

50.000 

50.000 
50.000 

50.000 
50.000 
50.000 

50.000 
50.000 
50.000 

50.000 

50.000 

50.000 

50.000 

50.000 

50.000 

50.000 
50.000 
50.000 
50.000 
50.000 
50.000 
50.000 
50.000 
50.000 
50.000 

50.000 
50.000 
50.000 

50.000 
50.000 

50.000 
50.000 

50.000 

50.000 

50.000 
50.000 
50.000 

Collectlons 

$0 

0 

0 

90,725 
440,536 
969,070 

1,509,454 

1,962,072 
2,294,896 
2,427,903 

2,492,626 

2,492,626 

2,542,478 

2,542,478 
2,593,328 

2,593,328 

2,645,194 
2,645,194 

2,698,098 
2,698,098 
2,752,060 
2,752,060 
2,807,101 
2,807,101 

2,863,243 
2,863,243 
2,920,508 
2,920,508 
2,978,919 

2,978,919 
3,038,497 

3,038,497 

3,099,267 

3,099,267 

3,161,252 
3,161,252 

3,224,477 
3,224,477 

89,328,756 

District 

S.O. Taxes 

$0 

0 

0 
5,444 

26,432 

58,144 
90,567 

117,724 
137,694 
145.674 

149,558 

149,558 

152,549 

152,549 

155,600 

155,600 

158.712 
158,712 
161,886 
161,886 
165,124 

165,124 
168,426 
168,426 

171,795 

171.795 
175,231 
175,231 
178,735 
178,735 
182,310 

182,310 

165,956 
185,956 

189,675 

189,675 

193,469 
193,469 

5,359,725 

Total 

Traff'ic Imp. Fees 

Colections 

$0 

0 

0 

352,800 
705,600 
705,600 
644,000 
425,600 

218,400 
28,000 

0 

0 

0 

0 

0 

0 

0 

0 
0 

0 

0 

3,080,000 

"h I> \ DA\'IUSON 

Total 

Available 

Revenue 

0 
0 

0 

352,800 

801,769 
1,172,568 
1,671,215 

2,025,621 

2,298,197 
2,460,590 
2,573,578 

2,642,183 

2,642,183 

2,695.027 

2,695,027 

2,748.928 
2,748,928 

2,803,906 
2,803,906 

2,859,984 
2,859,984 
2,917,184 

2,917,184 
2,975,528 
2,975,528 

3,035,038 
3,035,038 

3,095,739 
3,095,739 
3,157,654 

3,157,654 
3,220,807 

3,220,807 

3,285,223 
3,285,223 

3,350,927 

3,350,927 
3,417,946 
3,417,946 

97,768,481 

Prepared by D.A.Davldson & Co. 
Draft: For discussion puiposes only. 



YEAR 

2015 
2016 
2017 
2018 

2019 

2020 
2021 
2022 
2023 
2024 
2025 

2026 
2027 

2028 
2029 
2030 

2031 
2032 
2033 
2034 
2035 
2036 
2037 

2038 

2039 

2040 

2041 

2042 
2043 

2044 
2045 
2046 

2047 
2048 
2049 
2050 
2051 
2052 

2053 

8112/2016 E MMD Fin Plan 18 

MIRABELLE METROPOLITAN DISTRICT 

Development Projection at 60.00 (target) District Miiis, plus fees 

Serles 2020 & Serles 2023, G.O. Bonds, Non-Rated, 1ZOx. 30-yr. Maturities; plus Sarles 20238 Cash-Flow Subs 

Net Avallabl• 
for Debt Svc 

0 
0 

0 

352,800 

801,769 

1,172,568 
1,671,215 
2,025,621 
2,298,197 
2,460,590 
2,573,578 

2,642,183 
2,642,183 
2,695,027 
2,695,027 
2,748,928 

2,748,928 
2,803,906 
2,803,906 
2,859,984 
2,859,984 
2,917,184 

2,917,184 
2,975,528 

2,975,528 

3,035,038 

3,035,038 
3,095)39 
3,095,739 

3,157,654 
3,157,654 
3,220,807 

3,220,807 
3,285,223 

3,285,223 
3,350,927 
3,350,927 
3,417,948 

3,417,946 

97,768,481 

Sar. Z020 

$11,950,000 Par 

(Net$11.904 MM) 

Nat Debt 

Service 

$0 

520,357 
1,185,715 

1,182,740 
1,204,490 
1,204,590 

1,229,140 

1,231,765 
1,253,565 
1,253,440 
1,282,490 
1,279,065 

1,304,815 
1,308,090 
1,334,990 
1,334,140 
1,356,915 

1,361,940 
1,385,040 

1,385,115 

1,413,265 

1,412,840 

1,445,215 
1,443,465 
1,474,240 
1,470,615 
1,499,240 

1,503,190 
1,533,565 

1,533,715 
1,562,390 

0 
0 

0 

39,890,135 

(EAug1218 20nrlbE] 

Ser.2023 

$16,191,000 Par 

[Net $14.106 MM) 

Nat Debt 

ServlC4i 

$0 
909,875 
939,875 

968,225 
969,925 

991,350 
991,400 

1,006,175 
1,009,850 

1,027,975 

1,024,725 
1,046,200 
1,046,025 
1,070,300 
1,067,650 
1,089,450 

1,089,325 

1,113,375 

1,115,225 
1,130,975 
1,134,800 
1,152,250 

1,157,500 
1,181,100 

1,176,950 

1,201,425 
1,202,875 
1,227,400 
2,788,625 
2,848,850 

2,845,050 

37,522,734 

(EAug1218 23rnlbE] 

Total 

Nat Debt 

Service 

0 
0 

0 

0 

0 

0 
520,357 

1,185,715 
1,182,740 
2,114,365 
2,144,465 

2,197,365 
2,201,690 
2,244,915 
2,244,840 

2,288,665 
2,288,915 

2,332,790 

2,332,815 
2,381,190 
2,380,165 
2,427,215 
2,429,590 

2,474,490 

2,474,440 

2,526,640 
2,528,065 

2,576,190 
2,578,265 
2,626,490 
2,628,115 
2,680,340 

2,680,140 
2,734,990 

2,736,590 
2,789,790 
2,788,625 
2,846,850 
2,845,050 

77,412,869 

Annual 

Surplus 

n/a 
n/a 

n/a 

n/a 

n/a 

1,172,568 
1,150,857 

839,906 

1,115,457 
346,224 
429,113 

444,818 
440,493 
450,112 
450,187 
480,262 
480,012 

471,116 

471,091 
478,794 
479,819 
489,969 
487,594 
501,038 

501,088 

508,398 
506,973 

519,549 
517,474 
531,164 
529,539 
540,467 

540,667 
550,233 

548,633 
561,137 
562,302 
571,096 
572,896 

19,201,044 

Surplus 

Release@ 

90%0/A 

to $2,000,000 

0 
323,425 
839,906 

1,115,457 
348,224 
429,113 

444,818 
440,493 
450,112 
450,187 
460,262 

460,012 
471,116 

471,091 
478,794 
479,819 
489,969 
487,594 
501,038 

501,088 

508,398 

506,973 

519,549 
517,474 
531,164 
529,539 
540,467 

540,667 

550,233 
548,633 
561,137 
562,302 
571,096 

2,572,896 

19,201,044 

NR LB Fin Plan SP 

Cumulative 

Surplus 

$2,000,000 Target 

0 

0 

0 

0 

1,172,568 
2,000,000 

2,000,000 
2,000,000 
2,000,000 
2,000,000 

2,000,000 

2.000,000 
2,000,000 
2,000,000 
2,000,000 

2,000,000 
2,000,000 

2,000,000 
2,000,000 
2,000,000 
2,000,000 
2,000,000 

2,000,000 

2,000,000 

2,000,000 

2,000,000 

2,000,000 
2,000,000 
2,000,000 
2,000,000 
2,000,000 

2,000,000 

2,000,000 

2,000,000 
2,000,000 
2,000,000 
2,000,000 

0 

Senior Senior 

Debi/ Debi/ 

A.sessed Act'I Value 

Ratio Ratio 

n/a 

n/a 

0% 

99% 
96% 
62% 

100% 

75% 
71% 

69% 

68% 
66% 

65% 
63% 

62% 
60% 

59% 
57% 
56% 
54% 
52% 

50% 
48% 

48% 

44% 

41% 
39% 
36% 
34% 
31% 
28% 

25% 
22% 

18% 

14% 
10% 
8% 
0% 

nla 

nla 
0% 

3% 
4% 

3% 
_6% 

6% 
5% 

5% 

5% 
5% 
5% 
5% 

5% 
5% 

5% 
4% 
4% 
4% 
4% 

4% 
4% 

4% 

3% 

3% 

3% 
3% 
3% 
2% 
2% 

2% 
2% 

1% 
1% 
1% 
0% 
0% 

Cov. of Net OS: 

@50,00 Target 

0.0% 

0.0% 
0.0% 

0.0% 
0.0% 

321.2% 
170.8% 

194.3% 
116.4% 

120.0% 

120.2% 
120.0% 
120.1% 
120.1% 
120.1% 

120.1% 

120.2% 
120.2% 
120.1% 
120.2% 
120.2% 

120.1% 
120.2% 

120.3% 

120.1% 

120.1% 

120.2% 
120.1% 
120.2% 
120.1% 
120.2% 

120.2% 
120.1% 

120.0% 
120.1% 
120.2% 

120.1% 
120.1% 

~' 
U ·\ Di\\'IUSON 

Cov. of Net DS: 

@50.00Cap 

0.0% 

0.0% 

0.0% 

0.0% 

0.0% 

321.2% 
170.8% 

194.3% 
116.4% 

120.0% 

120.2% 
120.0% 
120.1% 
120.1% 
120.1% 

120.1% 

120.2% 
120.2% 
120.1% 
120.2% 
120.2% 
120.1% 

120.2% 

120.3% 

120.1% 

120.1% 

120.2% 
120.1% 
120.2% 
120.1% 
120.2% 

120.2% 
120.1% 

120.0% 
120.1% 

120.2% 
120.1% 
120.1% 

Prepared by D.A.Davkbon & Co. 
Draft: For dlsamlon purposes only. 
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YEAR 

2015 
2016 
2017 
2018 
2019 
2020 
2021 
2022 

2023 
2024 
2025 

2026 
2027 
2028 

2029 
2030 

2031 
2032 
2033 
2034 

2035 
2036 

2037 
2038 
2039 

2040 

2041 
2042 
2043 
2044 
2045 
2046 

2047 

2048 
2049 
2050 

2051 
2052 
2053 

811212018 E MMD Fin Plan t6 

MIRABELLE METROPOLITAN DISTRICT 

Development Projection at 50.00 (target) District Miiis, plus fees 

Serles 2020 & Serles 2023, G.O. Bonds, Non-Rated, 120.x, 30-yr. Maturities; plus Serles 20238 Cash-Flow Subs 

Cash-Flow subs > > > 

Surplus 

Available for 

Sub 

Debt SllfVlce 

n/a 
n/a 

n/a 
n/a 

nla 

n/a 

nla 

Date 

Bonds 

Issued 

nla 1211123 

346,224 
429,113 

444,818 
440,493 
450,112 

450,187 

460,262 
460,012 
471,116 

471,091 
478,794 
479,819 
489,969 

487,594 
501,038 
501,088 

508,398 

506,973 
519,549 
517,474 
531,164 
529,539 
540,467 

540,667 

550,233 

548,633 
561,137 

562,302 
571,096 

2,572,896 

16,922,255 

Total 

Available for 

Sub 

Debi Service 

0 

346,224 
429,113 

444,818 
440,493 
450,112 

450,187 

460,262 
460,012 
471,116 

471,091 
478,794 
479,819 
489,969 

487,594 
501,038 
501,088 

508,398 
506,973 
519,549 
517,474 
531,164 
529,539 

540,467 

540,667 
550,233 
548,633 

561,137 

562,302 
571,096 

2,572,896 

16,922,255 

Sub 

Bond lnte19sl 

one.lance 

7.75% 

$16,833 

432,838 
432,838 

432,838 
432,838 

432,838 

432,838 
432,838 

432,838 
432,838 
432,838 
431,753 

428,110 
424,158 

419,120 
413,850 
407,108 

399,900 
391,530 
382,618 
372,078 
360,840 
347,665 

333,638 

317,673 
300,468 

281,170 

260,478 

237,228 

212,040 
184,218 

11,250,845 

Less Payments 

Toward 

Sub Bond 

Interest 

$0 
346,224 
429,113 

432,838 
432,838 
432,838 

432,838 

432,838 

432,838 
432,838 

432,838 
431,753 
428,110 
424,158 

419,120 
413,850 
407,108 

399,900 
391,530 
382,618 
372,078 

380,840 
347,665 
333,638 

317,673 

300,468 
281,170 

260,478 

237,228 
212,040 

184,218 

11 ,143,675 

Accrued 

Interest Less Payments 

+ Int. on Bat. CR T owatd Accrued 
7.75% Interest 

$16,833 

87,918 
11,843 

9,036 
8,808 
8,897 

8,248 

7,542 

6,002 
4,361 
1,732 

0 
0 

0 

0 

0 
0 

0 

0 
0 

0 
0 

0 

0 

0 
0 

0 

0 
0 

0 

0 

171,218 

NR LB Fin Plan SP 

$0 
0 

0 

11,981 
7,656 

17,274 

17,349 
27,425 

27,175 
38,279 
24,079 

0 

0 
0 

0 
0 

0 

0 

0 
0 

0 

0 

0 
0 

0 

0 
0 

0 

0 

0 

0 

171,218 

BafMl ... Of 

Accrued 
Interest 

$16,833 

104,750 
116,593 

113,648 
114,800 

106,423 
97,321 

77,439 

56,265 
22,347 

0 
0 

0 

0 
0 
0 
0 

0 
0 
0 

0 
0 

0 

0 

0 

0 

0 

0 

0 

0 
0 

COl(est): 

Proceeds: 

Sub Bonds 

Principal 
Issued 

$5,585,000 

5,585,000 

167,550 
5,417,450 

Less Paymants 

Towanf Bond 
Prlncl 

0 

0 

0 

0 
0 
0 
0 

0 
0 
0 

14,000 
47,000 

51,000 
65,000 

68,000 
87,000 

93,000 
108,000 
115,000 
136,000 
145,000 
170,000 

181,000 
206,000 

222,000 
249,000 
267,000 

300,000 

325,000 
359,000 

2,377,000 

5,585,000 

Balance of 

Sub 
Bond Principal 

$5,585,000 

5,585,000 
5,585,000 

5,585,000 
5,585,000 

5,585,000 

5,585,000 

5,585,000 

5,585,000 
5,585,000 
5,571,000 
5,524,000 
5,473,000 
5,408,000 
5,340,000 
5,253,000 
5,160,000 

5,052,000 
4,937,000 
4,801,000 
4,656,000 
4,486,000 

4,305,000 

4,099,000 

3,877,000 

3,628,000 

3,361,000 
3,061,000 

2,736,000 
2,377,000 

0 

' -· I> A DA\' lltSON 

Surplus 

cash Flow 

lo District 

0 

0 

0 

0 
0 

0 
0 

0 

0 

0 

174 

42 
709 
811 

474 
188 
980 

498 

443 
931 
396 
324 
874 

829 

994 
765 

463 

660 

74 
56 

11,678 

22,363 

Prepared by DA.Davidson & Co. 
Draft: For lhcusslon purposes only. 
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8/1212016 E MMD Fin Plan 16 

YEAR 

2015 
2016 
2017 
2018 
2019 
2020 

2021 
2022 

2023 

2024 
2025 

2026 
2027 

2028 

2029 

2030 

2031 
2032 
2033 

2034 
2035 
2036 
2037 
2038 

2039 
2040 

2041 
2042 
2043 

2044 
2045 
2046 

2047 
2048 
2049 

2050 

2051 
2052 
2053 

MIRABELLE METROPOLITAN DISTRICT 

Operations Revenue and Expense Projection 

Total 

,.. ......... 
Value 

0 

0 
1,851,534 
8,990,528 

19,776,947 
30,805,177 

40,042,294 
46,834,608 
49,549,049 

50,869,913 
50,869,913 

51,887,312 

51,887,312 

52,925,058 

52,925,058 
53,983,559 
53,983,559 
55,063,230 
55,063,230 
56,164,495 
56,164,495 
57,287,785 
57,287,785 

58,433,540 

58,433,540 
59,602,211 

59,602,211 
60,794,255 
60,794,255 
62,010,141 

62,010,141 
63,250,343 

63,250,343 

64,515,350 
64,515,350 

65,805,657 
65,805,657 

Opet'ns 

Mm Levy 

25.000 
25.000 
25.000 

25.000 
25.000 

25.000 

25.000 
25.000 
25.000 

25.000 
25.000 

25.000 

25.000 

25.000 

25.000 
25.000 
25.000 
25.000 
25.000 
25.000 
25.000 
25.000 
20.916 

20.711 

20.918 
20.713 
20.920 

20.715 
20.922 
20.717 

20.924 
20.719 

20.926 
20.721 

20.928 
20.723 

20.930 

Total 

0 

0 
45,363 

220,268 

484,535 

754,727 

981,036 
1,147,448 

1,213,952 

1,246,313 
1,246,313 

1,271,239 

1,271,239 

1,296,664 

1,296,664 
1,322,597 
1,322,597 
1,349,049 
1,349,049 
1,376,030 
1,376,030 
1,403,551 
1,174,260 
1,186,003 

1,197,863 
1,209,842 

1,221,940 
1,234,159 
1,246,501 
1,258,966 

1,271,558 
1,284,271 

1,297,114 

1,310,085 
1,323,186 
1,336,418 
1,349,782 

40,876,608 

Specific 

Ownership T•x 
6% 

0 
0 

2,722 
13,216 

29,072 

45,284 

58,862 
68,847 

72,837 

74,779 
74,779 

76,274 

76,274 

77,800 

77,800 
79,356 
79,356 
80,943 
80,943 
82,562 
82,562 
84,213 
70,456 

71,160 

71,872 
72,590 
73,316 
74,050 
74,790 
75,538 

76.293 
77,056 
77,827 

78,605 
79,391 
80,185 

80,987 

2,452,597 

Total 

Avallabt. 

ForO&M 

0 

0 
48,084 

233,484 

513,607 

800,010 

1,039,898 
1,216,295 

1,286,789 

1,321,092 
1,321,092 

1,347,513 

1,347,513 

1,374,464 

1,374,464 
1,401,953 
1,401,953 
1,429,992 
1,429,992 
1,458,592 
1,458,592 
1,487,764 
1,244,716 

1,257,163 

1,269,735 
1,282,432 
1,295,256 
1,308,209 
1,321,291 
1,334,504 

1,347,849 
1,361,327 

1,374,941 
1,388,690 

1,402,577 
1,416,603 

1,430,769 

43,329,205 

NR LB Fin Plan SP 

Less District 

Operations@ 

of $1,000,000 Developer Developer 

Intl. @ 1% .,.. Adv•n.,.. for Rep•ymentfor 
max 25.0 mms Operations Operations 

250,000 
500,00Q 

1,020,100 

1,030,301 
1,040,604 

1,051,010 

1,039,898 

1,072,135 

1,082,857 

1,093,685 
1,104,622 
1,115,668 

1,126,825 

1,138,093 
1,149,474 
1,160,969 

1,172,579 
1,184,304 
1,196,147 
1,208,109 
1,220,190 
1,232,392 

1,244,716 
1,257,163 

1,269.735 
1,282,432 
1,295,256 
1,308,209 
1,321,291 
1,334,504 

1,347,849 
1,361,327 

1,374,941 
1,388,690 

1,402,577 
1,416,603 
1,430,769 

43,226,025 

250,000 
500,000 
972,016 
796,817 

526,997 

251,000 

0 

0 

0 

0 

0 
0 

0 

0 

0 
0 

0 
0 
0 

0 

0 
0 
0 
0 

0 

0 

0 

0 
0 

0 

0 

0 

0 

0 
0 
0 

0 

3,296,829 

0 

0 

0 

0 

0 

0 

0 
144,159 

203,932 

227,406 

216,470 

231,845 

220,688 

236,370 
224,990 
240,984 

229,374 
245,688 
233,845 
250,483 
238,402 
152,192 

0 

0 

0 
0 

0 
0 

0 

0 

0 

0 

0 
0 

0 

0 

0 

3,296,829 

Annu81 

SUJDlus 

0 

0 
0 

0 

0 

0 

0 

0 

0 

0 
0 

0 

0 

0 

0 

0 

0 
0 

0 

0 
0 

103,180 

0 

0 

0 

0 

0 
0 
0 
0 
0 

0 

0 
0 

0 
0 

0 

103,180 

Tot.I 

Miiis 

75.000 
75.000 

75.000 
75.000 

75.000 

75.000 

75.000 
75.000 

75.000 

75.000 

75.000 
75.000 

75.000 

75.000 

75.000 

75.000 
75.000 
75.000 
75.000 

75.000 
75.000 
75.000 
70.916 

70.711 

70.918 
70.713 

70.920 
70.715 
70.922 

70.717 

70.924 
70.719 

70.926 

70.721 
70.928 
70.723 
70.930 

.,. ' 
I, A DA\"mSON 

Prepared by D.A.Davldson & Co. 
Draft: For clacusslon plJIPoaea only. 
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MIRABELLE METROPOLITAN DISTRICT 
Development Summary DRAFT 
Development Projection -- Buildout Plan (updated 8/12116) 

Product Type 

Base$ ('16) 

2015 
2016 
2017 
2018 
2019 
2020 
2021 
2022 
2023 
2024 
2025 
2026 
2027 
2028 
2029 
2030 
2031 
2032 
2033 
2034 
2035 

MV @ Full Buildout 
(base prices;un-infl.) 

notes: 

. "D 

Family SFD - 35' Family SFD - 35' 

$463,000 $518,000 

- -
- -
- -
36 30 
72 60 
72 60 
50 60 
- 60 
- 60 
- 10 
- -
- -
- -
- -
- -
- -
- -
- -
- -
- -
- -

230 340 

$106,490,000 $176, 120,000 

Platted/Dev Lots = 10% MV; one-yr prior 
Base MV $ inflated 2% per annum 
Traffic Impact fee= $2,800/sfd 

8/1212016 E MMD Fin Plan 16 

Family SFD - 35' 

$608,000 

-
-
-
18 
36 
36 
36 
24 

-
-
-
-
-
-
-
-
-
-
-
-
-

150 

$91,200,000 

DevSumm 

~ 
IJ:A DAVIDSON 

,_, .. ,o INCOMf C.\f'•tA;I, MAll:KEr' 

Active Adult - 40' Active Adult - 50' 

$446,000 $555,000 
I Res'I Totals I 

- - -
- - -
- - -
24 18 126 
48 36 252 
48 36 252 
48 36 230 
32 36 152 

- 18 78 
- - 10 
- - -
- - -
- - -
- - -
- - -
- - -
- - -
- - -
- - -
- - -
- - -

200 180 1,100 

$89,200,000 $99,900,000 $562,910,000 

Prepared by D.A. Davidson & Co. 
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SOURCES AND USES OF FUNDS 

MIRABELLE METROPOLITAN DISTRICT 
GENERAL OBLIGATION BONDS, SERIES 2020 

Non-Rated, 120x, 30-yr. Maturity 
(Sized on Growth thru 2020) 

[ Preliminary -· for discussion only ] 

Sources: 

Dated Date 
Delivery Date 

Bond Proceeds: 
Par Amount 

Uses: 

Project Fund Deposits: 
Project Fund 

Other Fund Deposits: 
Capitalized Interest 
Debt Service Reserve Fund 

Other Delivery Date Expenses: 
Cost of Issuance (est.) 

Aug 12, 2016 9:22 am Prepared by D.A. Davidson & Co Quantitative Group-PM 

12/01/2020 
12101/2020 

18,950,000.00 

18,950,000.00 

16,904,277.67 

520,097.33 
767,625.00 

1,287,722.33 

758,000.00 

18,950,000.00 

DA DAVIDSON 

(Mirabelle MD 16:EAUG1216-20NRLBD) 
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BOND SUMMARY STATISTICS 

MIRABELLE METROPOLITAN DISTRICT 
GENERAL OBLIGATION BONDS, SERIES 2020 

Non-Rated, 120x, 30-yr. Maturity 
(Sized on Growth thru 2020) 

[ Preliminary -- for discussion only ] 

Bond Component 

Dated Date 
Delivery Date 
First Coupon 
Last Maturity 

Arbitrage Yield 
True Interest Cost (TIC) 
Net Interest Cost (NIC) 
All-In TIC 
Average Coupon 

Average Life (years) 
Duration of Issue (years) 

Par Amount 
Bond Proceeds 
Total Interest 
Net Interest 
Bond Years from Dated Date 
Bond Years from Delivery Date 
Total Debt Service 
Maximum Annual Debt Service 
Average Annual Debt Service 

Underwriter's Fees (per $1000) 
Average Takedown 
Other Fee 

Total Underwriter's Discount 

Bid Price 

Par 
Value Price 

30-yr. Term Bond 18,950,000.00 100.000 

Par Value 
+Accrued Interest 
+ Premium (Discount) 
- Underwriter's Discount 
- Cost of Issuance Expense 
- Other Amounts 

Target Value 

Target Date 
Yield 

18,950,000.00 

TIC 

18,950,000.00 

18,950,000.00 

12/01/2020 
5.500000% 

Aug 12, 2016 9:22 am Prepared by D.A. Davidson & Co Quantitative Group-PM 

12101/2020 
12101/2020 
06/01/2021 
12/01/2050 

5.500000% 
5.500000% 
5.500000% 
5.844808% 
5.500000% 

21.371 
12.294 

18,950,000.00 
18,950,000.00 
22,274,175.00 
22,274,175.00 

404,985,000.00 
404,985,000.00 
41,224, 175.00 
2,331,550.00 
1,374, 139.17 

100.000000 

Average 
Coupon 

5.500% 

All-In 
TIC 

18,950,000.00 

-758,000.00 

18, 192,000.00 

12101/2020 
5.844808% 

Average 
Life 

21.371 

21.371 

DA DAVIDSON 

PVof 1 bp 
change 

27,667.00 

27,667.00 

Arbitrage 
Yield 

18,950,000.00 

18,950,000.00 

12101/2020 
5.500000% 

{Mirabelle MD 16:EAUG1216-20NRLBD) 
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BOND DEBT SERVICE 

MIRABELLE METROPOLITAN DISTRICT 
GENERAL OBLIGATION BONDS, SERIES 2020 

Non-Rated, 120x, 30-yr. Maturity 
(Sized on Growth thru 2020) 

[ Preliminary -- for discussion only ] 

Period 
Ending Principal Coupon Interest Debt Service 

06/01/2021 521,125.00 521,125.00 
12/01/2021 521,125.00 521, 125.00 
06/01/2022 521,125.00 521, 125.00 
12/01/2022 145,000 5.500% 521, 125.00 666,125.00 
06/01/2023 517,137.50 517, 137.50 
12/01/2023 150,000 5.500% 517,137.50 667,137.50 
06/01/2024 513,012.50 513,012.50 
12/01/2024 180,000 5.500% 513,012.50 693,012.50 
06/01/2025 508,062.50 508,062.50 
12/0112025 190,000 5.500% 508,062.50 698,062.50 
06/0112026 502,837.50 502,837.50 
12/01/2026 225,000 5.500% 502,837.50 727,837.50 
06/01/2027 496,650.00 496,650.00 
12/01/2027 240,000 5.500% 496,650.00 736,650.00 
06/01/2028 490,050.00 490,050.00 
12/0112028 275,000 5.500% 490,050.00 765,050.00 
06/0112029 482,487.50 482,487.50 
12/0112029 290,000 5.500% 482,487.50 772,487.50 
06/0112030 474,512.50 474,512.50 
12/01/2030 335,000 5.500% 474,512.50 809,512.50 
06/01/2031 465,300.00 465,300.00 
12/01/2031 350,000 5.500% 465,300.00 815,300.00 
06/01/2032 455,675.00 455,675.00 
12/01/2032 395,000 5.500% 455,675.00 850,675.00 
06/01/2033 444,812.50 444,812.50 
12/01/2033 420,000 5.500% 444,812.50 864,812.50 
06/0112034 433,262.50 433,262.50 
12/01/2034 470,000 5.500% 433,262.50 903,262.50 
06/01/2035 420,337.50 420,337.50 
12/0112035 495,000 5.500% 420,337.50 915,337.50 
06/01/2036 406,725.00 406,725.00 
12/01/2036 545,000 5.500% 406,725.00 951,725.00 
06/0112037 391,737.50 391,737.50 
12/01/2037 580,000 5.500% 391,737.50 971,737.50 
06/01/2038 375,787.50 375,787.50 
12/01/2038 635,000 5.500% 375,787.50 1,010,787.50 
06/01/2039 358,325.00 358,325.00 
12/0112039 670,000 5.500% 358,325.00 1,028,325.00 
06/0112040 339,900.00 339,900.00 
12/01/2040 735,000 5.500% 339,900.00 1,074,900.00 
06/01/2041 319,687.50 319,687.50 
12/01/2041 775,000 5.500% 319,687.50 1 ;094,687 .50 
06/0112042 298,375.00 298,375.00 
12/0112042 850,000 5.500% 298,375.00 1, 148,375.00 
06/0112043 275,000.00 275,000.00 
12/0112043 895,000 5.500% 275,000.00 1,170,000.00 
06/01/2044 250,387.50 250,387.50 
12/01/2044 975,000 5.500% 250,387.50 1,225,387.50 
06/0112045 223,575.00 223,575.00 
12/01/2045 1,025,000 5.500% 223,575.00 1,248,575.00 
06/0112046 195,387.50 195,387.50 
12/0112046 1,110,000 5.500% 195,387.50 1,305,387 .50 
06/0112047 164,862.50 164,862.50 
12/01/2047 1,175,000 5.500% 164,862.50 1, 339 ,862.50 
06/0112048 132,550.00 132,550.00 
12/01/2048 1,270,000 5.500% 132,550.00 1,402,550.00 
06/01/2049 97,625.00 97,625.00 
12/01/2049 1,340,000 5.500% 97,625.00 1,437 ,625.00 
06/0112050 60,775.00 60,775.00 
12/01/2050 2,210,000 5.500% 60,775.00 2,270,775.00 

18,950,000 22,274, 175.00 41,224,175.00 

Aug 12, 2016 9:22 am Prepared by D.A. Davidson & Co Quantitative Group-PM 

Annual 
Debt 

Service 

1,042,250 

1,187,250 

1,184,275 

1,206,025 

1,206,125 

1,230,675 

1,233,300 

1,255,100 

1,254,975 

1,284,025 

1,280,600 

1,306,350 

1,309,625 

1,336,525 

1,335,675 

1,358,450 

1,363,475 

1,386,575 

1,386,650 

1,414,800 

1,414,375 

1,446,750 

1,445,000 

1,475,775 

1,472,150 

1,500,775 

1,504,725 

1,535,100 

1,535,250 

2,331,550 

41,224,175 

9-t 
DA DAVIDSO~ 

t • •tV •!lt.1)91 .; , ... ~,., •"•11;(!~ 

(Mirabelle MD 16:EAUG1216-20NRLBD) 
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NET DEBT SERVICE 

MIRABELLE METROPOLITAN DISTRICT 
GENERAL OBLIGATION BONDS, SERIES 2020 

Non-Rated, 120x, 30-yr. Maturity 
(Sized on Growth thru 2020) 

[ Preliminary - for discussion only ] 

Period Total Debt Service 
Ending Principal Interest Debt Service Reserve Fund 

12/01/2021 1,042,250 1,042,250 -767.63 
12101/2022 145,000 1,042,250 1,187,250 -1,535.26 
12101/2023 150,000 1,034,275 1,184,275 -1,535.26 
12101/2024 180,000 1,026,025 1,206,025 -1,535.26 
12101/2025 190,000 1,016, 125 1,206,125 -1,535.26 
12101/2026 225,000 1,005,675 1,230,675 -1,535.26 
12101/2027 240,000 993,300 1,233,300 -1,535.26 
12/01/2028 275,000 980,100 1,255,100 -1,535.26 
12101/2029 290,000 964,975 1,254,975 -1,535.26 
12101/2030 335,000 949,025 1,284;025 -1,535.26 
12101/2031 350,000 930,600 1,280,600 -1,535.26 
12101/2032 395,000 911,350 1,306,350 -1,535.26 
12101/2033 420,000 889,625 1,309,625 -1,535.26 
12101/2034 470,000 866,525 1,336,525 -1,535.26 
12101/2035 495,000 840,675 1,335,675 -1,535.26 
12101/2036 545,000 813,450 1,358,450 -1,535.26 
12101/2037 580,000 783,475 1,363,475 -1,535.26 
12101/2038 635,000 751,575 1,386,575 -1,535.26 
12101/2039 670,000 716,650 1,386,650 -1,535.26 
12101/2040 735,000 679,800 1,414,800 -1,535.26 
12101/2041 775,000 639,375 1,414,375 -1,535.26 
12/01/2042 850,000 596,750 1,446,750 -1,535.26 
12/01/2043 895,000 550,000 1,445,000 -1,535.26 
12101/2044 975,000 500,775 1,475,775 -1,535.26 
12101/2045 1,025,000 447,150 1,472,150 -1,535.26 
12101/2046 1,110,000 390,775 1,500,775 -1,535.26 
12/01/2047 1,175,000 329,725 1,504,725 -1,535.26 
12101/2048 1,270,000 265,100 1,535,100 -1,535.26 
12101/2049 1,340,000 195,250 1,535,250 -1,535.26 
12101/2050 2,210,000 121,550 2,331,550 -769,160~26 

18,950,000 22,274,175 41,224,175 -812,915.17 

Aug 12, 2016 9:22 am Prepared by D.A. Davidson & Co Quantitative Group-PM 

Capitalized 
Interest 

-521, 125 

-521,125 

~ 
I> A DA\'ll)SO~ 

l• •l.> IJltl..'.l•t ·~ .. ... ............ C!i 

Net 
Debt Service 

520,357.37 
1,185,714.74 
1,182,739.74 
1,204,489.74 
1,204,589.74 
1,229, 139.74 
1,231,764.74 
1,253,564.74 
1,253,439.74 
1,282,489.74 
1,279,064.74 
1,304,814.74 
1,308,089.74 
1,334,989.74 
1,334, 139.74 
1,356,914.74 
1,361,939.74 
1,385,039.74 
1,385, 114.74 
1,413,264.74 
1,412,839.74 
1,445,214.74 
1,443,464.74 
1,474,239.74 
1,470,614.74 
1 ,499,239.74 
1,503, 189.74 
1,533,564.74 
1,533,714.74 
1,562,389. 7 4 

39,890, 134.83 

(Mirabelle MD 16:EAUG1216-20NRLBD) 
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BOND SOLUTION 

MIRABELLE METROPOLITAN DISTRICT 
GENERAL OBLIGATION BONDS, SERIES 2020 

Non-Rated, 120x, 30-yr. Maturity 
(Sized on Growth thru 2020) 

[ Preliminary -·for discussion only ] 

Period Proposed Proposed Debt Service Total Adj Revenue 
Ending Principal Debt Service Adjustments Debt Service Constraints 

12/01/2021 1,042,250 -521,893 520,357 1,027,215 
12/01/2022 145,000 1, 187,250 -1,535 1,185,715 1,423,026 
12101/2023 150,000 1,184,275 -1,535 1,182,740 1,423,026 
12/01/2024 180,000 1,206,025 -1,535 1,204,490 1,451,487 
12101/2025 190,000 1,206,125 -1,535 1,204,590 1,451,487 
12/01/2026 225,000 1,230,675 -1,535 1,229,140 1,480,517 
12/01/2027 240,000 1,233,300 -1,535 1,231,765 1,480,517 
12101/2028 275,000 1,255,100 -1,535 1,253,56.5 1,510,127 
12101/2029 290,000 1,254,975 -1,535 1,253,440 1,510,127 
12101/2030 335,000 1,284,025 -1,535 1,282,490 1,540,329 
12101/2031 350,000 1,280,600 -1,535 1,279,065 1,540,329 
12101/2032 395,000 1,306,350 -1,535 1,304,815 1,571,136 
12101/2033 420,000 1,309,625 -1,535 1,308,090 1,571,136 
12101/2034 470,000 1,336,525 -1,535 1,334,990 1,602,559 
12/01/2035 495,000 1,335,675 -1,535 1,334,140 1,602,559 
12101/2036 545,000 1,358,450 -1,535 1,356,915 1,634,610 
12101/2037 580,000 1,363,475 -1,535 1,361,940 1,634,610 
12101/2038 635,000 1,386,575 -1,535 1,385,040 1,667,302 
12101/2039 670,000 1,386,650 -1,535 1,385,115 1,667,302 
12101/2040 735,000 1,414,800 -1,535 1,413,265 1,700,648 
12/01/2041 775,000 1,414,375 -1,535 1,412,840 1,700,648 
12/01/2042 850,000 1,446,750 -1,535 1,445,215 1,734,661 
12101/2043 895,000 1,445,000 -1,535 1,443,465 1,734,661 
12/01/2044 975,000 1,475,775 -1,535 1,474,240 1,769,354 
12101/2045 1,025,000 1,472,150 -1,535 1,470,615 1,769,354 
12/01/2046 1, 110,000 1,500,775 -1,535 1,499,240 1,804,741 
12101/2047 1,175,000 1,504,725 -1,535 1,503,190 1,804,741 
12101/2048 1,270,000 1,535,100 -1,535 1,533,565 1,840,836 
12/01/2049 1,340,000 1,535,250 -1,535 1,533,715 1,840,836 
12101/2050 2,210,000 2,331,550 -769,160 1,562,390 1,877,653 

18,950,000 41,224,175 -1,334,040 39,890,135 48,367,537 

Aug 12, 2016 9:22 am Prepared by D.A. Davidson & Co Quantitative Group-PM 

9-\ 
DA DA\'IDSON 

•u(I,.> 1!111\.~' t;•-llH.li'" •.1.•1,(t. 

Unused DebtServ 
Revenues Coverage 

506,857 197.40561% 
237,3:12 120.01422% 
240,287 120.31610% 
246,997 120.50637% 
246,897 120.49637% 
251,377 120.45145% 
248,752 120.19475% 
256,562 120.46661% 
256,687 120.47862% 
257,840 120.10462% 
261,265 120.42623% 
266,321 120.41066% 
263,046 120.10919% 
267,569 120.04278% 
268,419 120.11926% 
277,695 120.46519% 
272,670 120.02072% 
282,262 120.37937% 
282,187 120.37285% 
287,383 120.33472% 
287,808 120.37092% 
289,446 120.02792% 
291,196 120.17343% 
295, 115 120.01809% 
298,740 120.31393% 
305,502 120.37711% 
301,552 120.06079% 
307,272 120.03643% 
307,122 120.02469% 
315,263 120.17827% 

8,477,402 

(Mirabelle MD 16:EAUG1216-20NRLBD) 
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SOURCES AND USES OF FUNDS 

MIRABELLE METROPOLITAN DISTRICT 
GENERAL OBLIGATION BONDS, SERIES 2023 

Non-Rated, 120x, 30-yr. Maturity 
(Sized on All Growth) 

[ Preliminary -- for discussion only ] 

Sources: 

Dated Date 
Delivery Date 

Bond Proceeds: 
Par Amount 

Uses: 

Project Fund Deposits: 
Project Fund 

Other Fund Deposits: 
Debt Service Reserve Fund 

Other Delivery Date Expenses: 
Cost of Issuance (est.) 

Aug 12, 2016 9:25 am Prepared by D.A Davidson & Co Quantitative Group-PM 

12/01/2023 
12/01/2023 

16,595,000.00 

16,595,000.00 

14,506,350.00 

1,424,850.00 

663,800.00 

16,595,000.00 

DA DA\'IDSOJ'\ 

(Mirabelle MD 16:EAUG1216-23NRLBE) 
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BOND SUMMARY STATISTICS 

MIRABELLE METROPOLITAN DISTRICT 
GENERAL OBLIGATION BONDS, SERIES 2023 

Non-Rated, 120x, 30-yr. Maturity 
(Sized on All Growth) 

[ Preliminary - for discussion only ] 

Bond Component 

Dated Date 
Delivery Date 
First Coupon 
Last Maturity 

Arbitrage Yield 
True Interest Cost (TIC) 
Net Interest Cost (NIC) 
All-In TIC 
Average Coupon 

Average Life (years) 
Duration of Issue (years) 

Par Amount 
Bond Proceeds 
Total Interest 
Net Interest 
Bond Years from Dated Date 
Bond Years from Delivery Date 
Total Debt Service 
Maximum Annual Debt Service 
Average Annual Debt Service 

Underwriter's Fees (per $1000) 
Average Takedown 
Other Fee 

Total Underwriter's Discount 

Bid Price 

Par 
Value Price 

30-yr. Term Bond 16,595,000.00 100.000 

Par Value 
+ Accrued Interest 
+ Premium (Discount) 
- Underwriter's Discount 
- Cost of Issuance Expense 
- Other Amounts 

Target Value 

Target Date 
Yield 

16,595,000.00 

TIC 

16,595,000.00 

16,595,000.00 

12/01/2023 
5.500000% 

Aug 12, 2016 9:25 am Prepared by D.A. Davidson & Co Quantitative Group-PM 

12/01/2023 
12/01/2023 
06/01/2024 
12/01/2053 

5.500000% 
5.500000% 
5.500000% 
5.816740% 
5.500000% 

24.584 
13.383 

16,595,000.00 
16,595,000.00 
22,438,075.00 
22,438,075.00 

407,965,000.00 
407,965,000.00 

39,033,075.00 
4,272,750.00 
1,301, 102.50 

100.000000 

Average 
Coupon 

5.500% 

All-In 
TIC 

16,595,000.00 

-663,800.00 

15,931,200.00 

12/01/2023 
5.816740% 

Average 
Life 

24.584 

24.584 

DA DA\'IDSON 

PVof 1 bp 
change 

24,228.70 

24,228.70 

Arbitrage 
Yield 

16,595,000.00 

16,595,000.00 

12/01/2023 
5.500000% 

{Mirabelle MD 16:EAUG1216-23NRLBE) 
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BOND DEBT SERVICE 

MIRABELLE METROPOLITAN DISTRICT 
GENERAL OBLIGATION BONDS, SERIES 2023 

Non-Rated, 120x, 30-yr. Maturity 
(Sized on All Growth) 

[ Preliminary - for discussion only ] 

Period 
Ending Principal Coupon Interest Debt Service 

06/01/2024 456,362.50 456,362.50 
12/01/2024 456,362.50 456,362.50 
06/01/2025 456,362.50 456,362.50 
12101/2025 30,000 5.500% 456,362.50 486,362.50 
06/01/2026 455,537.50 455,537.50 
12/01/2026 60,000 5.500% 455,537.50 515,537.50 
06/01/2027 453,887.50 453,887.50 
12101/2027 65,000 5.500% 453,887.50 518,887.50 
06/01/2028 452,100.00 452,100.00 
12/01/2028 90,000 5.500% 452,100.00 542,100.00 
06/01/2029 449,625.00 449,625.00 
12/01/2029 95,000 5.500% 449,625.00 544,625.00 
06/01/2030 447,012.50 447,012.50 
12/01/2030 115,000 5.500% 447,012.50 562,012.50 
06/01/2031 443,850.00 443,850.00 
12/01/2031 125,000 5.500% 443,850.00 568,850.00 
06/01/2032 440,412.50 440,412.50 
12101/2032 150,000 5.500% 440,412.50 590,412.50 
06/01/2033 436,287.50 436,287.50 
12/01/2033 155,000 5.500% 436,287.50 591,287.50 
06/01/2034 432,025.00 432,025.00 
12/01/2034 185,000 5.500% 432,025.00 617,025.00 
06/01/2035 426,937.50 426,937.50 
12/01/2035 195,000 5.500% 426,937.50 621,937.50 
06/01/2036 421,575.00 421,575.00 
12/01/2036 230,000 5.500% 421,575.00 651,575.00 
06/01/2037 415,250.00 415,250.00 
12/01/2037 240,000 5.500% 415,250.00 655,250.00 
06/01/2038 408,650.00 408,650.00 
12/01/2038 275,000 5.500% 408,650.00 683,650.00 
06/01/2039 401,087.50 401,087.50 
12/01/2039 290,000 5.500% 401,087.50 691,087.50 
06/01/2040 393, 112.50 393, 112.50 
12/01/2040 330,000 5.500% 393, 112.50 723,112.50 
06/01/2041 384,037.50 384,037.50 
12/01/2041 350,000 5.500% 384,037.50 734,037.50 
06/01/2042 374,412.50 374,412.50 
12/01/2042 385,000 5.500% 374,412.50 759,412.50 
06/01/2043 363,825.00 363,825.00 
12/01/2043 410,000 5.500% 363,825.00 773,825.00 
06/01/2044 352,550.00 352,550.00 
12/01/2044 450,000 5.500% 352,550.00 802,550.00 
06/01/2045 340,175.00 340,175.00 
12101/2045 480,000 5.500% 340;175.00 820,175.00 
06/01/2046 326,975.00 326,975.00 
12/01/2046 530,000 5.500% 326,975.00 856,975.00 
06/01/2047 312,400.00 312,400.00 
12/01/2047 555,000 5.500% 312,400.00 867,400;00 
06/0112048 297,137.50 297,137.50 
12/01/2048 610,000 5.500% 297,137.50 907,137.50 
06/01/2049 280,362.50 280,362.50 
12101/2049 645,000 5.500% 280,362.50 925,362.50 
06/01/2050 262,625.00 262,625.00 
12101/2050 705,000 5.500% 262,625.00 967,625.00 
06/01/2051 243,237.50 243,237.50 
12101/2051 2,305,000 5.500% 243,237.50 2,548,237.50 
06/01/2052 179,850.00 179,850.00 
12/01/2052 2,490,000 5.500% 179,850.00 2,669,850.00 
06/01/2053 111,375.00 111,375.00 
12/01/2053 4,050,000 5.500% 111,375.00 4, 161,375.00 

16,595,000 22,438,075.00 39,033,075.00 

Aug 12, 2016 9:25 am Prepared by D.A. Davidson & Co Quantitative Group-PM 

Annual 
Debt 

Service 

912,725 

942,725 

971,075 

972,775 

994,200 

994,250 

1,009,025 

1,012,700 

1;030,825 

1,027,575 

1,049,050 

1,048,875 

1,073,150 

1,070,500 

1,092,300 

1,092,175 

1,116,225 

1,118,075 

1,133,825 

1,137,650 

1,155,100 

1,160,350 

1, 183,950 

1,179,800 

1,204,275 

1,205,725 

1,230,250 

2,791,475 

2,849,700 

4,272,750 

39,033,075 

~ 
n A DAYIDSON 

.. . ,11.~•1111to: .... •• 1j;,l• ~t111 .. ....... , ,, 

(Mirabelle MD 16:EAUG1216-23NRLBE) 
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NET DEBT SERVICE 

MIRABELLE METROPOLITAN DISTRICT 
GENERAL OBLIGATION BONDS, SERIES 2023 

Non-Rated, 120x, 30-yr. Maturity 
(Sized on All Growth) 

[ Preliminary -- for discussion only ] 

Period Total Debt Service 
Ending Principal Interest Debt Service Reserve Fund 

12/0112024 912,725 912,725 -2,849.70 
12/01/2025 30,000 912,725 942,725 -2,849.70 
12101/2026 60,000 911,075 971,075 -2,849.70 
12101/2027 65,000 907,775 972,775 -2,849.70 
1210112028 90,000 904,200 994,200 -2,849.70 
12/01/2029 95,000 899,250 994,250 -2,849.70 
12/01/2030 115,000 894,025 1,009,025 -2,849.70 
12/01/2031 125,000 887,700 1,012,700 -2,849.70 
12101/2032 150,000 880,825 1,030,825 -2,849.70 
12/01/2033 155,000 872,575 1,027,575 -2,849.70 
12101/2034 185,000 864,050 1,049,050 -2,849.70 
12101/2035 195,000 853,875 1,048,875 -2,849.70 
1210112036 230,000 843,150 1,073,150 -2,849.70 
12/0112037 240,000 830,500 1,070,500 -2,849.70 
12/01/2038 275,000 817,300 1,092,300 -2,849.70 
12/01/2039 290,000 802,175 1,092, 175 -2,849.70 
12/0112040 330,000 786,225 1,116,225 -2,849.70 
12/01/2041 350,000 768,075 1,118,075 -2,849.70 
12101/2042 385,000 748,825 1,133,825 -2,849.70 
12101/2043 410,000 727,650 1, 137,650 -2,849.70 
12/01/2044 450,000 705,100 1,155,100 -2,849.70 
12/01/2045 480,000 680,350 1, 160,350 -2,849.70 
12/01/2046 530,000 653,950 1,183,950 -2,849.70 
12/01/2047 555,000 624,800 1,179,800 -2,849.70 
12101/2048 610,000 594,275 1,204,275 -2,849.70 
12/01/2049 645,000 560,725 1,205,725 -2,849.70 
12101/2050 705,000 525,250 1,230,250 -2,849.70 
12/01/2051 2,305,000 486,475 2,791,475 -2,849.70 
12101/2052 2,490,000 359,700 2,849,700 -2,849.70 
12/01/2053 4,050,000 222,750 4,272,750 -1,427,699.70 

16,595,000 22,438,075 39,033,075 -1,510,341.00 

Aug 12, 2016 9:25 am Prepared by DA Davidson & Co Quantitative Group-PM 

~ 
D A DA\'ll>SON 

~11tG•1,. .. ~tW4'•t.r.:,••••(T• 

Net 
Debt Service 

909,875.30 
939,875.30 
968,225.30 
969,925.30 
991,350.30 
991,400.30 

1,006, 175.30 
1,009,850.30 
1,027 ,975.30 
1,024,725.30 
1,046,200.30 
1,046,025.30 
1,070,300.30 
1,067,650.30 
1,089,450.30 
1,089,325.30 
1, 113,375.30 
1, 115,225.30 
1, 130,975.30 
1, 134,800.30 
1, 152,250.30 
1, 157 ,500.30 
1,181,100.30 
1, 176,950.30 
1,201,425.30 
1,202,875.30 
1,227,400.30 
2, 788,625.30 
2,846,850.30 
2,845,050.30 

37,522, 734.00 

(Mirabelle MD 16:EAUG1216-23NRLBE) 
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BOND SOLUTION 

MIRABELLE METROPOLITAN DISTRICT 
GENERAL OBLIGATION BONDS, SERIES 2023 

Non-Rated, 120x, 30-yr. Maturity 
(Sized on All Growth) 

[ Preliminary -- for discussion only ] 

Period Proposed Proposed Debt Service Existing Total Adj 
Ending Principal Debt Service Adjustments Debt Service Debt Service 

12/0112024 912,725 -2,850 1,204,490 2, 114,365 
12/0112025 30,000 942,725 -2,850 1,204,590 2,144,465 
12/01/2026 60,000 971,075 -2,850 1,229,140 2,197,365 
12/0112027 65,000 972,775 -2,850 1,231,765 2,201,690 
12/01/2028 90,000 994,200 -2,850 1,253,565 2,244,915 
12/0112029 95,000 994,250 -2,850 1,253,440 2,244,840 
12/0112030 115,000 1,009,025 -2,850 1,282,490 2,288,665 
12/0112031 125,000 1,012,700 -2,850 1,279,065 2,288,915 
12/0112032 150,000 1,030,825 -2,850 1,304,815 2,332,790 
12/0112033 155,000 1,027,575 -2,850 1,308,090 2,332,815 
12/01/2034 185,000 1,049,050 -2,850 1,334,990 2,381,190 
12/01/2035 195,000 1,048,875 -2,850 1,334, 140 2,380,165 
12/0112036 230,000 1,073,150 -2,850 1,356,915 2,427,215 
12/01/2037 240,000 1,070,500 -2,850 1,361,940 2,429,590 
12/01/2038 275,000 1,092,300 -2,850 1,385,040 2,474,490 
12/01/2039 290,000 1,092, 175 -2,850 1,385,115 2,474,440 
12/01/2040 330,000 1,116,225 -2,850 1,413,265 2,526,640 
12/0112041 350,000 1,118,075 -2,850 1,412,840 2,528,065 
12/0112042 385,000 1,133,825 -2,850 1,445,215 2,576,190 
12/01/2043 410,000 1,137,650 -2,850 1,443,465 2,578,265 
12/01/2044 450,000 1,155,100 -2,850 1,474,240 2,626,490 
12/01/2045 480,000 1,160,350 -2,850 1,470,615 2,628,115 
12/01/2046 530,000 1,183,950 -2,850 1,499,240 2,680,340 
12/01/2047 555,000 1, 179,800 -2,850 1,503,190 2,680,140 
12/01/2048 610,000 1,204,275 -2,850 1,533,565 2,734,990 
12/01/2049 645,000 1,205,725 -2,850 1,533,715 2,736,590 
12/01/2050 705,000 1,230,250 -2,850 1,562,390 2,789,790 
12/0112051 2,305,000 2,791,475 -2,850 2,788,625 
12/0112052 2,490,000 2,849,700 -2,850 2,846,850 
12/0112053 4,050,000 4,272,750 -1,427 ,700 2,845,050 

16,595,000 39,033,075 -1,510,341 37,001,323 74,524,057 

Aug 12, 2016 9:25 am Prepared by D.A. Daliidson & Co Quantitative Group-PM 

Revenue 
Constraints 

2,432,590 
2,573,578 
2,642,183 
2,642,183 
2,695,027 
2,695,027 
2,748,928 
2,748,928 
2,803,906 
2;803,906 
2;859,984 
2,859,984 
2,917,184 
2,917, 184 
2,975,528 
2,975,528 
3,035,038 
3,035,038 
3,095,739 
3,095,739 
3,157,654 
3,157,654 
3,220,807 
3,220,807 
3,285,223 
3,285,223 
3,350,927 
3,350,927 
3,417,946 
3,417,946 

89,418,312 

~ 
DA J>AVIDSO~ 

t•tfV I C::{. IOlllf .,..~.~-· ••HI ~ ~ 

Unused DebtServ 
Revenues Coverage 

318,224 115.05059% 
429,113 120.01024% 
444,818 120.24326% 
440,493 120.00705% 
450, 112 120.05029% 
450,187 120.05430% 
460,262 120.110520.4> 
460,012 120.09740% 
471,116 120.19539% 
471,091 120.19410% 
478,794 120.10735% 
479,819 120.15907% 
489,969 120.18646% 
487,594 120.06898% 
501,038 120.24811% 
501,088 120.25054% 
508,398 120.12151% 
506,973 120.05380% 
519,549 120.16733% 
517,474 120.07062% 
531,164 120.22332% 
529,539 120.14899% 
540,467 120.16411% 
540,667 120.17307% 
550,233 120.11827% 
548,633 120.04804% 
561,137 120.11396% 
562,302 120.16413% 
571,096 120.06061% 
572,896 120.13657% 

14,894,255 

(Mirabelle MD 16:EAUG1216-23NRLBE) 
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corrn 
YEAR 

2015 

2016 
2017 
2018 
2019 
2020 
2021 
2022 
2023 
2024 

MIRABELLE METROPOLITAN DISTRICT 

Development Projection - Water ConnecUon & System Development Fee Revenues 

Serles 2018, Speclal Revenue Snr. cash.Flow Bonds, 2024 (Stated) Maturity 

Snr. Cash-ftow Bonds > > > 

Total SFO SFD Total 
Res1 Unlls Wtr Connect F- Sys Dev FH Avan. Revenues 

fl $16,000/11nlt 9 $15,000/llnH 

0 0 0 0 
0 0 0 0 
0 0 0 0 

126 2,016,000 1,890,000 3,906,000 
252 4,032,000 3,780,000 7,812,000 
252 4,032,000 3,780,000 7,812,000 
230 3,680,000 3,450,000 7,130,000 
152 2,432,000 2,280,000 4,712,000 

78 1,248,000 1,170,000 2,418,000 
10 160,000 150,000 310,000 

-- --- --- ---
1,100 17,600,000 16,500,000 34,100,000 

E MMO Fin Plait 16 8112/2016 

Net 

Available for 
CF Bond 

Debt Service 

0 
0 
0 

3,906,000 
7,812,000 
7,812,000 
7,130,000 
4,712,000 
2,418,000 

310,000 

---
34,100,000 

Date 
Bond• 
Issued 

1211116 

LeH Payments Accrued 

Bond Interest Toward Interest L•SB Payments 
on Balance CF Bond + lnl on Bal. 9 Toward Accrued 

5.00% Interest 5.00% Interest 

$0 0 0 0 
1,387,300 0 1,387,300 0 
1,387,300 1,387,300 69,365 1,456,665 
1,334,200 1,334,200 0 0 
1,010,350 1,010,350 0 0 

670,300 670,300 0 0 
347,350 347,350 0 0 
129,150 129,150 0 0 
14,750 14,750 0 0 

--- --- ---
6,280,700 4,893,400 1.456,665 

Tap Fee Rev Bond Fin Plan 

Balance Of 

Accrued 

Interest 

0 
1,387,300 

0 
0 
0 
0 
0 
0 
0 

COl{estt: 
Proceeds: 

CF Bond 
Prlnclpal 
Issued 

$27,746,000 

---
27,746,000 

1,109,840 
28,836,160 

Less Payments 
Toward Bond 

Prlnclpal 

0 
0 

1,062,000 
6,4n,ooo 
6,801,000 
6,459,000 
4,364,000 
2,288,000 

295,000 

---
27,748,000 

9. 
U :\ l)A\'IDSON 

Balance of 

CFBoncl 
Prlnclpal 

27,746,000 
27,746,000 
26,684,000 
20,207,000 
13,406,000 
6,947,000 
2,583,000 

295,000 
0 

•·••~ ,.., . '"' "'' ~ .. ~ .~ "1 1~ .. ,.~u~ 

Total 
CFBoncl 

Pm ts. 

0 
0 

3,905,965 
7,811,200 
7,811,350 
7, 129,300 
4,711,350 
2.417,150 

309,750 

34,o96,os5 I 

Prepared by D.A. Davidson & Co. 
Draft: For discussion purposes only. 

Surplus 

CuhFlow 

0 
0 

35 
800 
650 
700 
650 
850 
250 

3,935 



Exhibit G 
Resolution of Approval 



















Exhibit H 
Compliance with Section l8A, Water Supply - Overlay District 

and Compliance with the State Clean Water Plan 



CENTENNIAL 
July 27, 2016 

WATER AND SANITATION DISTRICT 

Douglas County Planning Services 
100 Third Street 
Castle Rock, CO 80104 

Re: Water and Sewer 
Plum Creek Planned Development 

To Whom It May Concern: 

Pursuant to Section l 805A.O 1 of the Douglas County Zoning Resolution, Centennial Water and 
Sanitation District (the "District") acknowledges its intent and ability to serve all future proposed 
developments in its Highlands Ranch service area, including 400 acre parceJ described as the 
Plum Creek Planned Development which will be served through Mirabelle Metropolitan District 
No. 1. 

Verification of District Status: 
The District hereby verifies that the statements made in the letters and reports submitted by 
the District for the State Engineer and the County, and in the current materials are true and 
accurate, with the exception of any updates to the District's available water supply in 
accordance with the attached information. 

Commitment to Serve: 
The District is committed to providing service to all future developments within its service 
area based upon the water supply sources so identified. The connection to and use of such 
lines, mains and facilities is conditioned upon compliance with all of the Rules and Regulations 
of the Districts, including the payment of the appropriate fees. Any applicant, owner or 
customer desiring water and/or sewer service from the District shall pay a Tap Fee prior to the 
installation of a water meter. Such fee shall be paid in addition to all other charges relating to 
water and/or sewer service as established from time to time by the Board of Directors. 

Water Demand: 
Based on the demands at buildout of Highlands Ranch, all existing and future developments 
within our service area will require between 19,500 - 22,600 AF/year. At this time, with the 
existing development at approximately 95% ofbuildout, demand has not exceeded 17,000 
AF/year. 

The representative for the developer has stated that this development will include 
approximately 1100 dwelling units and associated facilities which will require approximately 
1200 Single Family Equivalents (SFE). Based on Centennial' s standard water demand 
requirements, this project will therefore require 600 acre-feet (AF) of water per year. 

62 West Plaza Drive 
Highlands Ranch, Colorado 8012 9 
www.highlandsranch.org 

303-791 .. 0430 Telephone 
303,7%0437 Engineering Fax 
303 .. 791 .. 3290 Financial Services Fax 
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Page 2 
Douglas County Planning Services 

Water Supply: 
The District's existing supply (in accordance with the attached report on sources, storage and 
decrees) of over 30,000 AF/year is adequate to deliver water to all future development within 
its service area. Centennial's water supply includes an amount sufficient to meet the 
demands for this property. 

We are aware that two stock wells are located on the property operating under permit number 
#50367 and #50368. These wells are owned by Shea Homes and will be plugged and 
abandoned. They are not part of Centennial's water supply portfolio. 

Water Quality: 
The District is in compliance with the Colorado Department of Public Health and 
Environment testing and quality requirements, and provides a high-quality water supply to all 
of its customers. 

Sanitary Sewer Service: 
The District shall provide sanitary sewer service for all water taps requested for this 
development. Treatment is provided by Centennial' s Marcy Gulch Wastewater Treatment 
Plant. 

Feasibility of Service: 
Since its inception, Centennial has developed and funded an infrastructure plan to provide 
service to all properties within its service area. It is physically and economically feasible for 
the District to extend service to the proposed development. 

Documentation: 
Information describing Centennial' s water supply including decrees is contained in the 
attached letter from John Kaufman, General Manager of CWSD. 

ey B. Case, P .E. 
District Engineer 
Centennial Water and Sanitation District 

Enclosures 



CENTENNIAL 
WATER AND SANITATION DISTRICT 

May 15, 2015 

Douglas County Planning Services 
100 Third Street 
Castle Rock, CO 80 l 04 

Re: Statement of Water Availability 

This letter serves as a general summary addressing the water supply for customers seeking water service 
within the Centennial Water and Sanitation Districfs (CWSD) service area through the No1thern Douglas 
County Water and Sanitation District (NDCWSD} and the Highlands Ranch Metro District. 

For planning purposes, the water demand projected for all existing and future customers in the CWSD 
service area is estimated to be from 19,600 to 22,600 acre-feet per year (af/yr). The actual annual demand 
for the last few years has averaged about 17,000 acre-feet (af/yr), and the CWSD's service area is 
approximately 95% developed. Approximately 90% of CWSD's reusable water is recycled for municipal 
purposes in the CWSD water service area. 

Water demands in the CWSD service area are met through a robust conjunctive use system that includes 
both renewable surface water and reusable Denver Basin ground water. Captured surface-water supplies 
are stored in three reservoirs and in three of the four Denver Basin aquifers through an aquifer storage and 
recovery (ASR) program. CWSD's surface-water supplies are from several sources on the South Platte 
River and its tributaries, which are summarized in Table I. 

Table 1 
Surface-Water Sources Average \'(•ar Yield 

Augmentation I Exchange Plan 
Plum Creek 
Cline Ranch 
South Platte River I Reservoir 
Hock Hocking Mine 
Ti ngJe Reservoir 
Englewood Agreements 
Denver Water ("Patti water") 
Bargas Ranch 
London Mine 
Castle Rock 
Castle Pines North 

62 West Plaza Drive 
Highlands Ranch, Colorado 80129 
www.centennialwater.org 

(af/yr) 
3,000 
550 
400 
700 
100 
100 

6,120 
1,000 
900 

1,000 
400 
50 

12.~870 

303·791-0430 Telephone 
303-791-0437 Engineering Fax 
303-791·3290 Financial Services Fax 



Douglas County Planning Services 
May 15, 2015 
Page 2 

CWSD is also a member of the South Metro WISE Authority with a WISE subscription volume of l,000 
af/yr of interruptible, renewable and reusable water. 

CWSD's decreed annual yield of Denver Basin ground-water rights total 17,717 af/yr, which are defined 
in Table 2. Ground water can be pumped from the Denver Basin aquifers through a well field array 
comprised of more than SO wells. 

Table 2 
Bedrock A uifcr J)ecrec Yield (af/yr) 

Arapahoe 
Denver 
Laramie-Fox Hills 
Laramie-Fox Hills West 
Dawson 
Not-Nontributary Denver 
Phi s Ara ahoe 

4,915 
S, I 11 
4,500 
340 
390 

l,876 
585 

In an average year, the total volume of water cun·ently available for use by CWSD customers is more than 
30,000 af. In addition to these water rights, CWSD has the use of 3,885 af of storage in McLellan 
Reservoir, 6,350 af of storage in South Platte Reservoir, and 205 af of storage in James Tingle Reservoir. 
CWSD is also a major participant in the Chatfield Reservoir Reallocation Project with a storage 
subscription of nearly 7,000 af and a potential average annual yield of 2,500 af/yr. 

CWSD operates a successful ASR program that stores treated surface water in three of the four Denver 
Basin aquifers, and makes that water available for use at any time. The ASR program has been operated 
for over 20 years. To date, nearly I 4, 700 af of treated potable water has been stored in the Denver Basin 
aquifers beneath Highlands Ranch and is available when needed to supplement the annual decreed 
quantities defined above. 

The attached sheet lists the water right decrees for the various water sources available for service to 
CWSD customers. 

Sincerely, 

John M. Kaufman 
General Manager 

cc: CWSD Board of Directors 
Bruce Lebsack, CWSD 
Jeff Case, PE CWSD 
Rick McLoud, PE CWSD 
Swithin Dick, CWSD 

Attachment: Water Right Decree List 



Centennial Water Court Case Numbers 5/11/15 

Water Right Original Change Case Diiigence/ Absolute Decrees When next 
Description Decree Decree First Second Third Fourth Fifth diliaence due 

Surface Water RI' hts 

Plum Creek W-6072 85CW415 NA 
93CW177 

Augmentation Plan/ 85CW415 93CW178 94CW286 02CW037 11CW244 7/31/2019 
Exchange 

So. Platte Direct 88CW222 93CW179 96CW219 04CW033 12CW184 11/30/2019 

Chatfield Storage 84CW411 93CW082 93CW081 01CW101 14CW3155 TBD 
83CW184* 95CW111 02CW041 09CW076 11/30/2017 

So. Platte Reservoir 95CW239 93CW082 03CW295 12CW199 6/30/2020 

Highlands Ranch 79CW316 85CW28B 89CW168 96CW124 03CW266 12CW291 7/31/2019 
Reservoirs to330 to 294 

Highlands Ranch 86CW332 95CW160 95CW159 02CW311 BD-11CW171 .. 10/31/2018 
Gulches to336 (Bio Dry) to 164 to 315 DC-11CW024 11/30/2017 

SPG-11CW129 11/3012018 
MG-11CW130 5/31/2018 

Cline 99CW199(A} 08CW20 10/31/2015 

Fairview 
Senior 84CW058 
Junior 85CW314 01CW276 12CW119 12/31/2018 

Hock Hocking W-1318 83CW214 87CW161 97CW222 04CW271 9130/2016 

Randall Ditch 05CW111 13CW3029 11/30/2019 
Junior Application 09CW180 12131/2017 

CD Catholic Schools 07CW62 

Groundwater Rlahts 

Dawson 82CW480 

DenverTrib 85CW415 

Denver Non-Trib 80CW445 97CW145 88CV335 
(locations) D-3 Settlemt 

Arapahoe W-9192·78 84CW483 84CW482 06CW202 
(locations) (diligence) (A-1 reloca.) 

Laramie-Foxhills W-9192-78 83CW237 83CW237 
(locations) 

Chatfield LFH 82CW479 

Willows Arap.(PA-5,7) W-9310-78 90CW109 also 85CW163, 85CW170, 88CW079, 10CW171 
and 99CW163 PA·7 

Plum Creek Non-Trib W-6072 

C:\Users\ewhite\AppData\Local\Microsoft\Windows\Temporary Internet Files\Content.Outlook\T 4V43HG2\CWSDWater RightsSummary 
Diligence 
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Centennial Water and Sanitation District Service Area Map 

Legend 

D Contract Service Area 

Q CWSD Service Area 
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10/11/2007 



Exhibit I 
Annual Report Requirements 

The Districts shall be responsible for submitting an annual report to the County no later 

than September 30 of each year. The annual report shall conform to the following 

format: 

Name of District 

Year ANNUALREPORT 

(For Activities Completed in Year, and With Information About Prospective Years) 

I. District Description - General Information 

a. Board members, officers' titles, and terms 

b. Changes in board membership in past year 

c. Name and address for official District contact 

d. Elections held in the past year and their purpose 

II. Boundary changes for the report year and proposed changes for the coming 

year 

III. List of intergovernmental agreements (existing or proposed) and a brief 

description of each detailing the financial and service arrangements 

a. Contracts for operations, debt, and other contractual obligations with sub­

districts or operating and taxing districts 

b. Reimbursement agreements with developers and/or builders for advances 

to fund capital costs and administrative/operational and maintenance costs 

of the District 

IV. Service Plan 

a. List and description of services authorized in Service Plan 

b. List and description of facilities authorized in Service Plan 

c. List and description of any extraterritorial services, facilities, and 

agreements 



V. Development Progress 

a. Indicate the estimated year of build-out, as set forth in the Service Plan 

b. List the services provided with the date service began compared to the 

date authorized by the Service Plan 

c. List changes made to the Service Plan, including when the change was 

authorized, when it was implemented or is expected to be implemented 

d. List facilities to be acquired or constructed or leased back as set forth in 

the Service Plan and compare the date of completion or operation with the 

date authorized by the Service Plan 

e. List facilities not completed. Indicate the reason for incompletion and 

provide a revised schedule, if any 

f. List facilities currently under construction with the percentage complete 

and an anticipated date of completion 

g. Indicate the population of the District for the previous five (5) years and 

provide population projections for the next five (5) years 

h. List the planned number of housing units by type and the number of 

commercial and industrial properties with respective square footage and 

anticipated dates of completion/operation. Compare the completed units 

and completed commercial and industrial properties to the amount planned 

in the Service Plan. 

I. List any enterprises created by and/or operated by or on behalf of the 

District, and summarize the purpose of each 

VI. Financial Plan and Financial Activities 

a. Provide a copy of the audit or exemption from the audit for the reporting 

year. 

b. Provide a copy of the budget, showing the reporting and previous years. 

c. Show revenues and expenditures of the District for the previous five ( 5) 

years and provide projections for the next five (5) years. Include any non­

District or non-governmental financial support. Include and list 



individually all fees, rates, tolls, etc., with a summary of the purpose of 

each. Show other miscellaneous tax revenue, such as specific ownership 

taxes. For the same period, show actual and projected mill levies by 

purpose (showing mill levies for each individual general obligation, 

revenue-based obligation, or contractual obligation). 

d. List all debt that has been issued, including all individual issuances with a 

schedule of service until the debt is retired 

e. List individually all authorized but unissued debt, including the purpose, 

ballot issue letter designation and election date, and amounts authorized 

and unissued 

f. List the total amount of debt issued and outstanding as of the date of the 

annual report and compare to the maximum authorized debt level as set 

forth in the Service Plan 

g. Enterprises of the District 

i. Include revenues of the enterprise, showing both direct support 

from the District and all other sources 

11. Include expenses of the enterprise, showing both direct payments 

to the District and all other obligations 

h. Detail contractual obligations 

i. Describe the type of obligation, current year dollar amount, and 

any changes in the payment schedule, e.g. balloon payments. 

11. Report any inability of the District to pay current obligations that 

are due within the current budget year 

iii. Describe any District financial obligations in default 

i. Actual and Assessed Valuation History 

i. Report the annual actual and assessed valuation for the current year 

and for each of seven (7) years prior to current year 

11. For each year, compare the certified assessed value with the 

Service Plan estimate for that year. If Service Plan estimates are 

not available, indicate the same and report the certified value. 



J. Mill Levy History 

1. Report the annual mill levy for the current year and for each of the 

seven (7) years prior to current year. Break the mill levies out by 

purpose (e.g., debt issuance and operations and maintenance) 

u. For each year, compare the actual mill levy with the Service Plan 

estimate for that year. If Service Plan estimates are not available, 

indicate the same and report the actual mill levies. 

k. Miscellaneous Taxes History 

1. Report the annual miscellaneous tax revenue for the current year 

and for each of the seven (7) years prior to the current year. Break 

the tax revenue out by purpose (e.g., general operations, revenue­

based obligations, debt by issue, contractual obligations, other) 

11. For each year, compare the actual miscellaneous tax revenue with 

the Service Plan estimate for that year (if provided in Plan). If the 

Service Plan estimates are not available, indicate the same and 

report the actual truces. 

1. Estimated Assessed Valuation of District at 100% Build-Out 

i. Provide an updated estimate and compare this with the Service 

Plan estimate. 

m. Estimated Amount of Additional General Obligation Debt to be Issued by 

the District between the End of Current Year and 100% Build-Out. 

i. Provide an updated estimate based on current events. Do not 

include refunding bonds. 



Exhibit J 
District Court Decree 
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I. INTRODUCTION 
 

The Amended and Restated Service Plan for Mirabelle Metropolitan District No. 1 and 
Consolidated Service Plan for Mirabelle Metropolitan District No. 1 (“District No. 1”), Mirabelle 
Metropolitan District No. 2 (“District No. 2”), Mirabelle Metropolitan District No. 3 (“District No. 
3”), and Mirabelle Metropolitan District No. 4 (“District No. 4” and collectively, the “Districts”) 
was approved by the Douglas County Board of County Commissioners on October 25, 2016 (the 
“Service Plan”) pursuant to Resolution No. R. 016-113. The organizational election for District 
No. 1 (formerly known as Highlands Ranch Water and Sanitation District, Phase VI and then 
Highlands Ranch Metropolitan District No. 5) took place on June 24, 1980.  Organizational 
elections for District No. 2, District No. 3 and District No. 4 took place on November 8, 2016.  
TABOR elections for the Districts also took place on November 8, 2016.  The court decree 
organizing District No. 1 was recorded with the Clerk and Recorder on June 25, 1980 at Reception 
No. 254009.  The court decree organizing District No. 2 was recorded with the Clerk and Recorder 
on December 2, 2016 at Reception No. 2016087858.  The court decree organizing District No. 3 
was recorded with the Clerk and Recorder on December 2, 2016 at Reception No. 2016087859.  
The court decree organizing District No. 4 was recorded with the Clerk and Recorder on December 
2, 2016 at Reception No. 2016087860. 

 
The Boards of Directors of the District (each a Board and collectively, the “Boards”) are 

requesting the Douglas County Board of County Commissioners approve this First Amendment to 
the Service Plan (the “First Amendment”) to allow the Boards to adjust the mill levy for the 
repayment of debt when there are changes in the method of calculating assessed valuation, so that 
to the extent possible, the actual tax revenues generated by the mill levy, as adjusted, are neither 
diminished nor enhanced as a result of such changes   

 
The current Service Plan provides “In the event of legislation implementing changes in the 

ratio of actual valuation to assessed valuation for residential real property, pursuant to Article X, 

section 3(1)(b) of the Colorado Constitution, the mill levy limitations provided herein will be 

increased or decreased as to all taxable property in the Districts to reflect such changes so that, 

to the extent possible, the actual tax revenues generated by the mill levy, as adjusted, are neither 

diminished nor enhanced as a result of such changes (“Gallagher Adjustment”).  If there are 

changes in the method of calculating assessed valuation or any constitutionally mandated tax 

credit, cut, or abatement, the mill levy limitation applicable to such operating and maintenance 

expenses may be increased or decreased to reflect such changes, such increases or decreases to 

be determined by the Boards in good faith so that to the extent possible, the actual tax revenue 

generated by the mill levy are neither diminished nor enhanced as a result of such changes.  For 

purposes of the foregoing, a change in the ratio of actual valuation shall be deemed to be a change 

in the method of calculating assessed valuation.” 
 

As the Gallagher Amendment was repealed by Colorado voters (Amendment B) the Board is, 
arguably, unable to increase or decrease the debt service mill levy to account for changes in the 
method of calculating assessed value “so that, to the extent possible, the actual tax revenues 

generated by the mill levy, as adjusted, are neither diminished nor enhanced as a result of such 

changes.”   The proposed amendment would clarify that the District is authorized to adjust both 
the debt service and the operations and maintenance mill levies based on changes in the method of 
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calculating assessed valuation, even though those changes are not based on the Gallagher 
Amendment.   
 
II. AMENDMENT 

 
A. Section X.C. of the Service Plan and First Amendment is amended and restated in its 
entirety as follows: 

 
X. FINANCIAL INFORMATION 
 
 C. Identification of District Revenue 
 

The Districts will impose a mill levy on taxable property within its boundaries as a primary 
source of revenue for repayment of debt and for operations and maintenance. The Districts may 
also rely upon various other revenue sources authorized by law. At the Districts’ discretion, these 
may include the power to assess fees, rates, tolls, penalties, or charges as provided for in C.R.S. § 
32-1-1001(1), as amended. 

 
A Maximum Total Mill Levy of 75 (seventy-five) mills is authorized to support debt 

service and operations and maintenance of the Districts.  All or any of the Districts may request 
an amendment to the Service Plan, in accordance with Section XIII, to eliminate their respective 
Maximum Total Mill Levy cap when the debt to assessed value ratio falls below fifty percent 
(50%). 

 
If, on or after January 1, 2016,  there are changes in the method of calculating assessed 

valuation or any constitutionally mandated tax credit, cut, or abatement, the mill levy limitation 
applicable to such debt and operating and maintenance expenses may be increased or decreased to 
reflect such changes, such increases or decreases to be determined by the Board in good faith so 
that to the extent possible, the actual tax revenue generated by the mill levy are neither diminished 
nor enhanced as a result of such changes.  For purposes of the foregoing, a change in the ratio of 
actual valuation and any constitutional or legislative changes in the actual value against which the 
assessment rate is applied shall be deemed to be a change in the method of calculating assessed 
valuation. 

 
The Districts anticipate and are hereby authorized to impose fees on any property within 

the boundaries of the Districts for the purpose of funding eligible costs of the Districts for Public 
Improvements and for fees or charges imposed by other governmental entities on the Districts 
directly, or which are paid on behalf of the Districts.  Such fees are delineated below and are further 
provided for in Exhibits D and F.   

 
• Imposition of a water tap fee, to be collected no later than the issuance of a 

certificate of occupancy, upon each property within the Districts for financing costs 
associated with water and sewer infrastructure and the reserve capacity fees to be 
paid by the Districts to CWSD, as discussed above in Section IX.  It is currently 
anticipated that the water tap fee charged by the Districts will be at least $16,000. 
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• Imposition of a District system development fee, to be collected no later than the 
issuance of a certificate of occupancy, upon each property within the District for 
the purpose of funding costs associated with the Public Improvements.  It is 
anticipated the system development fee will be at least $15,000. 

 
• Imposition of a regional traffic pro-rata share amount, to be collected no later than 

the issuance of a certificate of occupancy, upon each property within the District 
for the purpose of funding District eligible costs for street and roadway 
improvements that are constructed by the Districts or by and through other 
governmental entities for which funding is provided by, through or on behalf of the 
Districts. 

 
III. EFFECT OF FIRST AMENDMENT; EFFECTIVE DATE. 

 
Except as specifically amended as set forth above, all other provisions of the Service Plan shall 

remain in full force and effect. Unless otherwise defined herein, capitalized terms shall have the 
meanings set forth in the Service Plan. To the extent there are any inconsistencies between this 
First Amendment and the Service Plan, this First Amendment shall control. This First Amendment 
shall be effective on the date of the effective date of the Board of County Commissioner’s 
Resolution approving this First Amendment. 



 

EXHIBIT C-1 
2023 Audits 



MIRABELLE METROPOLITAN DISTRICT NO. 1 
Douglas County, Colorado 

 
FINANCIAL STATEMENTS AND 
SUPPLEMENTAL INFORMATION 

YEAR ENDED DECEMBER 31, 2023 



MIRABELLE METROPOLITAN DISTRICT NO. 1 
TABLE OF CONTENTS 

YEAR ENDED DECEMBER 31, 2023 
 

INDEPENDENT AUDITOR’S REPORT I 

BASIC FINANCIAL STATEMENTS 

GOVERNMENT-WIDE FINANCIAL STATEMENTS 

STATEMENT OF NET POSITION 1 

STATEMENT OF ACTIVITIES 2 

FUND FINANCIAL STATEMENTS 

BALANCE SHEET – GOVERNMENTAL FUNDS 3 

STATEMENT OF REVENUES, EXPENDITURES, AND CHANGES IN 
FUND BALANCES (DEFICITS) – GOVERNMENTAL FUNDS 4 

RECONCILIATION OF THE STATEMENT OF REVENUES, 
EXPENDITURES, AND CHANGES IN FUND BALANCES OF 
GOVERNMENTAL FUNDS TO THE STATEMENT OF ACTIVITIES 5 

GENERAL FUND – STATEMENT OF REVENUES, EXPENDITURES, AND 
CHANGES IN FUND BALANCES – BUDGET AND ACTUAL 6 

SPECIAL REVENUE FUND – STATEMENT OF REVENUES, 
EXPENDITURES, AND CHANGES IN FUND BALANCES – BUDGET 
AND ACTUAL 7 

NOTES TO BASIC FINANCIAL STATEMENTS 8 

SUPPLEMENTARY INFORMATION 

DEBT SERVICE FUND – STATEMENT OF REVENUES, EXPENDITURES, 
AND CHANGES IN FUND BALANCE – BUDGET AND ACTUAL 24 

CAPITAL PROJECTS FUND – STATEMENT OF REVENUES, 
EXPENDITURES, AND CHANGES IN FUND BALANCE – BUDGET AND 
ACTUAL 25 

OTHER INFORMATION 

SCHEDULE OF ASSESSED VALUATION, MILL LEVY, AND PROPERTY 
TAXES COLLECTED 27 



INDEPENDENT AUDITOR’S REPORT 
  



 

Fiscal Focus Partners, LLC 
 

PO Box 740339, Arvada, CO 80006 
303.202.1800 Off ice     www.f fpcpa.com 

  
INDEPENDENT AUDITOR’S REPORT 

 
 
 
To the Board of Directors 
Mirabelle Metropolitan District No. 1 
Douglas County, Colorado 
 
Opinions 
We have audited the accompanying financial statements of the governmental activities and each major fund of 
Mirabelle Metropolitan District No. 1 (the District) as of and for the year ended December 31, 2023, and the 
related notes to the financial statements, which collectively comprise the District’s basic financial statements as 
listed in the table of contents. 
In our opinion, the accompanying financial statements referred to above present fairly, in all material respects, 
the respective financial position of the governmental activities and each major fund of the District as of 
December 31, 2023, and the respective changes in financial position thereof, and the respective budgetary 
comparison for the general fund and the special revenue fund for the year then ended in accordance with 
accounting principles generally accepted in the United States of America. 
Basis for Opinions 
We conducted our audit in accordance with auditing standards generally accepted in the United States of 
America (GAAS).  Our responsibilities under those standards are further described in the Auditor’s 
Responsibilities for the Audit of the Financial Statements section of our report.  We are required to be 
independent of the District, and to meet our other ethical responsibilities, in accordance with the relevant ethical 
requirements relating to our audit.  We believe that the audit evidence we have obtained is sufficient and 
appropriate to provide a basis for our audit opinions. 
Responsibilities of Management for the Financial Statements 
Management is responsible for the preparation and fair presentation of the financial statements in accordance 
with accounting principles generally accepted in the United States of America, and for the design, 
implementation, and maintenance of internal control relevant to the preparation and fair presentation of financial 
statements that are free from material misstatement, whether due to fraud or error. 
In preparing the financial statements, management is required to evaluate whether there are conditions or 
events, considered in the aggregate, that raise substantial doubt about the District’s ability to continue as a 
going concern for twelve months beyond the financial statement date, including any currently known information 
that may raise substantial doubt shortly thereafter. 
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Auditor’s Responsibility for the Audit of the Financial Statements 
Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free 
from material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes our 
opinions.  Reasonable assurance is a high level of assurance but is not absolute assurance and therefore is 
not a guarantee that an audit conducted in accordance with GAAS will always detect a material misstatement 
when it exists.  The risk of not detecting a material misstatement resulting from fraud is higher than for one 
resulting from error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the 
override of internal control.  Misstatements are considered material if there is a substantial likelihood that, 
individually or in the aggregate, they would influence the judgment made by a reasonable user based on the 
financial statements. 
In performing an audit in accordance with GAAS, we: 

 Exercise professional judgement and maintain professional skepticism throughout the audit. 

 Identify and assess the risk of material misstatement of the financial statements, whether due to fraud 
or error, and design and perform audit procedures responsive to those risks.  Such procedures include 
examining, on a test basis, evidence regarding the amounts and disclosures in the financial statements. 

 Obtain an understanding of internal control relevant to the audit in order to design audit procedures that 
are appropriate in the circumstances, but not for the purpose of expressing an opinion on the 
effectiveness of the District’s internal control.  Accordingly, no such opinion is expressed. 

 Evaluate the appropriateness of accounting policies used and the reasonableness of significant 
accounting estimates made by management, as well as evaluate the overall presentation of the financial 
statements. 

 Conclude whether, in our judgement, there are conditions or events, considered in the aggregate, that 
raise substantial doubt about the District’s ability to continue as a going concern for a reasonable period 
of time. 

We are required to communicate to those charged with governance regarding, among other matters, the 
planned scope and timing of the audit, significant audit findings, and certain internal control-related matters that 
we identified during the audit. 
Required Supplementary Information 
Management has omitted management’s discussion and analysis that accounting principles generally accepted 
in the United States of America require to be presented to supplement the basic financial statements.  Such 
missing information, although not a part of the basic financial statements, is required by the Governmental 
Accounting Standards Board who considers it to be an essential part of financial reporting for placing the basic 
financial statements in an appropriate operational, economic, or historical context.  Our opinions on the basic 
financial statements are not affected by this missing information. 
Supplementary and Other Information  
Our audit was conducted for the purpose of forming opinions on the financial statements that collectively 
comprise the District’s basic financial statements.  The supplementary and other information (together, the  
information) as identified in the table of contents is presented for the purposes of additional analysis and legal 
compliance and is not a required part of the basic financial statements. 
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Such information is the responsibility of management and was derived from and relates directly to the 
underlying accounting and other records used to prepare the basic financial statements.  The information 
has been subjected to the auditing procedures applied in the audit of the basic financial statements and 
certain additional procedures, including comparing and reconciling such information directly to the 
underlying accounting and other records used to prepare the basic financial statements or to the basic 
financial statements themselves, and other additional procedures in accordance with auditing standards 
generally accepted in the United States of America.  In our opinion, the information is fairly stated, in all 
material respects, in relation to the basic financial statements as a whole. 
Other Matters 
Economic Dependency 

As disclosed in Note 10 of the financial statements, the District has not yet established a revenue base 
sufficient to pay the District’s operational expenditures.  Until an independent revenue base is established, 
the District may be dependent upon the developer for funding continued operations. 
 
 
 
 
Arvada, Colorado 
July 30, 2024 
 

 
 

 

 

 

 

 

 

 



 

BASIC FINANCIAL STATEMENTS 



MIRABELLE METROPOLITAN DISTRICT NO. 1 

See accompanying Notes to Basic Financial Statements. 
(1) 

 

 

STATEMENT OF NET POSITION 
DECEMBER 31, 2023 

 

  
Governmental 

Activities 
Assets   

Cash and Investments  $        27,978 
Cash and Investments - Restricted  14,620 
Accounts Receivable  556,291 
Due from Other Governments  2,650 
Receivable from County Treasurer  80 
Property Taxes Receivable  12,863 
Capital Assets, Not Being Depreciated  18,162,543 
Capital Assets, Net of Accumulated Depreciation  14,322,238 

Total Assets  33,099,263 
   
Liabilities   

Accounts Payable  170,673 
Prepaid Operations & Maintenance Fees  9,636 
Due to Other Governments  53 
Retainage Payable  229,453 
Noncurrent Liabilities   

Due in More Than One Year  26,318,250 
Total Liabilities  26,728,065 

   
Deferred Inflows of Resources   

Property Tax Revenue  12,863 
Total Deferred Inflows of Resources  12,863 

   
Net Position   

Net investment in Capital Assets  6,166,531 
Restricted for:   

Emergency Reserves  14,620 
Unrestricted  177,184 

Total Net Position   $   6,358,335 
 



See accompanying Notes to Basic Financial Statements. 
(2) 

 

 

MIRABELLE METROPOLITAN DISTRICT NO. 1 
STATEMENT OF ACTIVITIES 

YEAR ENDED DECEMBER 31, 2023 
 

   Program Revenue  

Net Revenues 
(Expense) and 

Change in  
Net Position 

 Expenses  

Charges 
for 

Services  

Operating 
Grants and 

Contributions  

Capital 
Grants and 

Contributions  
Governmental 

Activities 
Functions/Programs          

Primary Government          
Government Activities          

General Government $     3,930,504  $   203,263  $      476,741  $   2,531,664  $        (718,836) 
Dedication of Public Improvements 21,117,764  -  -  -  (21,117,764) 

Interest and Related Costs on 
           Long-Term Debt 136,525  -  -  -  (136,525) 

Total Governmental Activities $  25,184,793  $   203,263  $     476,741  $   2,531,664  (21,973,125) 

          
 General Revenues       
 Property Taxes      13,284 

 Specific Ownership Taxes    1,232 

 Net Investment Income    4,680 

 Total General Revenues    19,196 

          
 Changes in Net Position    (21,953,929) 
          
 Net Position - Beginning of Year    28,312,264 
          
 Net Position - End of Year    $      6,358,335 



MIRABELLE METROPOLITAN DISTRICT NO. 1 

See accompanying Notes to Basic Financial Statements. 
(3) 

 

 

BALANCE SHEET - GOVERNMENTAL FUNDS 
YEAR ENDED DECEMBER 31, 2023 

 

 General  
Special 

Revenue  
Debt 

Service  
Capital 
Projects  

Total 
Governmental 

Funds 
Assets          

Cash and Investments $  27,700  $          278  $          -  $              -  $          27,978 
Cash and Investments - Restricted 14,620  -  -  -  14,620 
Accounts Receivable 23,485  86,906  -  445,900  556,291 
Due from Other Governments 2,650  -  -  -  2,650 
Receivable from County Treasurer 27  -  53  -  80 
Property Taxes Receivable 4,288  -  8,575  -  12,863 

Total Assets $   72,770  $     87,184  $  8,628   $  445,900  $       614,482           

Liabilities, Deferred Inflows of Resources, and 
Fund Balances          

          
Liabilities          
    Accounts Payable $  31,862  $  110,994  $         -  $   27,817  $      170,673 
    Prepaid Operations and Maintenance Fees -  9,636  -  -  9,636 
    Retainage Payable -  10,997  -  218,456  229,453 
    Due to Other Governments -  -  53  -  53 

Total Liabilities 31,862  131,627  53  246,273  409,815 

          
Deferred Inflows of Resources          
    Deferred Property Taxes 4,288  -  8,575  -  12,863 

Total Deferred Inflows of Resources 4,288  -  8,575  -  12,863 

          
Fund Balances          

Restricted for:          
Emergency Reserves 14,620  -  -  -  14 620 

Unassigned 22,000  (44,443)  -  199,627  177 184 
Total Fund Balances (Deficits) 36,620  (44,443)  -  199,627  191,804           

Total Liabilities, Deferred Inflows of 
              Resources, and Fund Balances $  72,770  $   87,184  $  8,628  $   445,900   

          
Amounts reported for governmental activities in the statement 
of net position are different because:         
         
Capital Assets used in governmental activities are not financial 
resources and therefore, are not reported as assets in the 
funds.         

Capital Assets, Not Being Depreciated        18,162,543 
Capital Assets, Being Depreciated        14,322,238 

          
Long-term liabilities, including bonds payable, are not due and 
payable in the current period and therefore, are not recorded as 
liabilities in the funds.         

Developer Advance Payable        (25,953,992) 
Accrued Interest on Developer Advance Payable        (364,258) 

          
Net Position of Governmental Activities        $    6,358,335 



MIRABELLE METROPOLITAN DISTRICT NO. 1 

See accompanying Notes to Basic Financial Statements. 
(4) 

 

 

STATEMENT OF REVENUES, EXPENDITURES, AND CHANGES IN FUND 
BALANCES (DEFICITS) – GOVERNMENTAL FUNDS 

YEAR ENDED DECEMBER 31, 2023 
 

 General  
Special 

Revenue  
Debt 

Service   
Capital 
Projects  

Total 
Governmental 

Funds 
Revenues          

Property Taxes $       4,428  $              -  $  8,856  $              -  $         13,284 
Specific Ownership Taxes 411  -  821  -  1,232 
Net Investment Income 4,680  -  -  -  4,680 
Intergovernmental Revenues 476,741  -  -  -  476,741 
Operations and Maintenance Fees -  196,269  -  -  196,269 
Tap Fees -  -  -  2,531,664  2,531,664 
Other Revenues 1,061  5,933  -  -  6,994 

Total Revenues 487,321  202,202  9,677  2,531,664  3,230,864 
Expenditures          

General and Administrative          
Management 41,472  -  -  -  41,472 
Accounting 45,871  -  -  -  45,871 
Audit 11,000  -  -  -  11,000 
Legal Services 64,073  -  -  -  64,073 
Insurance 6,813  -  -  -  6,813 
Dues and Memberships 1,689  -  -  -  1,689 
Election 26,972  -  -  -  26,972 
Website 889  -  -  -  889 
Treasurer's Fee 66  -  133  -  199 
Collection Costs -  9,370  -  -  9,370 
Other Expenditures 110  -  -  -  110 

Operations and Maintenance          
Utilities -  125,233  -  -  125,233 
Landscaping -  417,445  -  -  417,445 
Snow Removal -  11,698  -  -  11,698 
Other Repairs and Maintenance -  90,154  -  -  90,154 

Debt Service          
Intergovernmental Expenditures -  -  9,544  -  9,544 

Capital          
Accounting -  -  -  20,971  20,971 
Legal Services -  -  -  5,880  5,880 
Infrastructure -  -  -  1,420,972  1,420,972 
Tap Option Payment -  -  -  205,485  205,485 
Tap Fees -  -  -  2,361,786  2,361,786 

Total Expenditures 198,955  653,900  9,677  4,015,094  4,877,626           

Excess of Revenues Over (Under) 
Expenditures     288,366   

  
(451,698)              -     

  
(1,483,430)  

       
(1,646,762) 

          
Other Financing Sources (Uses)          

Developer Advance 36,596  127,186  -  1,995,815  2,159,597 
Transfers from Other Funds -  300,535  -  -  300,535 
Transfers to Other Funds (300,535)  -  -  -  (300,535) 

Total Other Financing Sources  
       (Uses) (263,939)  427,721  -  1,995,815  2,159,597 
          
Net Change in Fund Balances 24,427  (23,977)  -  512,385  512,835 
          
Fund Balances (Deficits) - Beginning of 
Year 12,193  (20,466)  -  (312,758)  (321,031) 
          
Fund Balances (Deficits) - End of Year $      36,620  $ (44,443)  $          -  $  199,627  $     191,804 



MIRABELLE METROPOLITAN DISTRICT NO. 1 

See accompanying Notes to Basic Financial Statements. 
(5) 

 

 

RECONCILIATION OF THE STATEMENT OF REVENUES, 
EXPENDITURES, AND CHANGES IN FUND BALANCES OF GOVERNMENTAL FUNDS 

TO THE STATEMENT OF ACTIVITIES 
YEAR ENDED DECEMBER 31, 2023 

 
Net Change in Fund Balances - Total Governmental Funds $        512,835 

 
Amounts reported for governmental activities in the statement of activities are different 
because: 

 
Governmental funds report capital outlays as expenditures. In the statement of activities 
capital outlay is not reported as an expenditure. However, the statement of activities will 
report as depreciation expense the allocation of the cost of any depreciable asset over 
the estimated useful life of the asset. 

Capital Contribution      135,483 
Capital Outlay   1,420,972 
Depreciation Expense (619,011) 
Dedication of Public Improvements (21,117,764) 

 
Long-term debt (e.g., bonds and loans) provides current financial resources to 
governmental funds, while the repayment of the principal of long-term debt consumes the 
current financial resources of governmental funds. Also, governmental funds report the 
effect of premiums, discounts, and similar items when debt is first issued, whereas these 
amounts are deferred and amortized in the statement of activities. 

Developer Advance (2,159,597) 
 

Some expenses reported in the statement of activities do not require the use of current 
financial resources and, therefore, are not reported as expenditures in governmental 
funds. 

Accrued Interest - Developer Advances  (126,848) 
 

Changes in Net Position of Governmental Activities  $ (21,953,930) 



MIRABELLE METROPOLITAN DISTRICT NO. 1 

See accompanying Notes to Basic Financial Statements. 
(6) 

 

 

GENERAL FUND – 
STATEMENT OF REVENUES, EXPENDITURES, AND CHANGES IN FUND BALANCES – 

BUDGET AND ACTUAL 
YEAR ENDED DECEMBER 31, 2023 

 
 

 
Original 
Budget   

Final 
Budget  

Actual 
Amounts   

Variance with 
Final Budget 

Positive 
(Negative)  

Revenues        
Property Tax $     4,428  $     4,428  $     4,428  $                 - 
Specific Ownership Tax 399  413  411  (2) 
Intergovernmental Revenues 475,167  476,794  476,741  (53) 
Net Investment Income 500  3,500  4,680  1,180 
Other Revenues -  1,706  1,061  (645) 

Total Revenues 480,494  486,841  487,321  480 

        
Expenditures        

Management 40,500  55,000  41,472  13,528 
Accounting 46,000  46,000  45,871  129 
Audit 10,000  11,000  11,000  - 
Legal Services 36,000  50,000  64,073  (14,073) 
Insurance 6,000  5,892  6,813  (921) 
Dues and Memberships 1,600  1,689  1,689  - 
Election 4,500  30,000  26,972  3,028 
Website -  589  889  (300) 
Treasurer's Fee 66  66  66  - 
Other Expenditures 5,334  1,734  110  1,624 

Total Expenditures 150,000  201,970  198,955  3,015 

        
Excess of Revenues Over (Under) Expenditures 330,494  284,871  288,366  3,495 

        
Other Financing Sources (Uses)        
        

Developer Advance -  566  36,596  36,030 
Transfers to other Funds (324,421)  (283,030)  (300,535)  (17,505) 

Total Other Financing Sources (Uses) (324,421)  (282,464)  (263,939)  18,525 

        
Net Change in Fund Balances 6,073  2,407  24,427  22,020 
Fund Balances - Beginning of Year 8,400  12,193  12,193  - 

Fund Balances - End of Year $   14,473  $   14,600  $   36,620  $       22,020 
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SPECIAL REVENUE FUND – 
STATEMENT OF REVENUES, EXPENDITURES, AND CHANGES IN FUND BALANCE (DEFICIT) – 

BUDGET AND ACTUAL 
YEAR ENDED DECEMBER 31, 2023 

 

 

Original 
and  Final 

Budget   
Actual 

Amounts   

Variance 
with Final 
Budget 
Positive 

(Negative)  
Revenues      

Operations and Maintenance Fees $145,806  $196,269  $   50,463 
Other Revenues 2,500  5,933  3,433 

Total Revenues 148,306  202,202  53,896 

      
Expenditures      

Utilities 120,701  125,233  (4,532) 
Landscaping 465,036  417,445  47,591 
Landscape and Sprinkler Repairs 56,200  -  56,200 
Storm Water Maintenance 175,472  -  175,472 
Snow Removal 60,000  11,698  48,302 
Other Repairs and Maintenance 67,591  90,154  (22,563) 
Collection Costs -  9,370  (9,370) 

Total Expenditures 945,000  653,900  291,100 

      
Excess of Revenues Over (Under) Expenditures (796,694)  (451,698)  344,996 

      
Other Financing Sources (Uses)      

Developer Advance 472,273  127,186  (345,087) 
Transfers from other Funds 324,421  300,535  (23,886) 

Total Other Financing Sources (Uses) 796,694  427,721  (368,973) 

      
Net Change in Fund Balances -  (23,977)  (23,977) 
Fund Balances (Deficits) - Beginning of Year -  (20,466)  (20,466) 
Fund Balances (Deficits) - End of Year $             -  $(44,443)  $  (44,443) 
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NOTE 1 DEFINITION OF REPORTING ENTITY 

Mirabelle Metropolitan District No. 1, formerly Highlands Ranch Metropolitan District No. 5, 
(the District), a quasi-municipal corporation and political subdivision of the state of Colorado, 
was organized by order and decree of the District Court of Douglas County, Colorado on June 
25, 1980, and is governed pursuant to provisions of the Colorado Special District Act (Title 32, 
Article 1, Colorado Revised Statutes). The District operates under an Amended and Restated 
Service Plan approved by the Douglas County Board of County Commissioners on October 
25, 2016. The District was established to provide operations and maintenance and design, 
acquisition, installation, construction, relocation, redevelopment, and completion of public 
improvements, covenant enforcement services, and planning services, including water, 
sanitation, streets, security services, park and recreation, public transportation, traffic and 
safety, limited fire protection, limited television relay and translation, and mosquito control. 
Mirabelle Metropolitan District No. 2 (District No. 2), Mirabelle Metropolitan District No. 3 
(District No. 3), and Mirabelle Metropolitan District No. 4 (District No. 4) were organized by 
order and decree of the District Court of Douglas County, Colorado on November 17, 2016. 
The District and District No. 2 have entered into an intergovernmental agreement whereby the 
District shall perform the administrative services on behalf of District No. 2. District No. 2 is 
responsible for all the District’s costs in providing administrative and operations and 
maintenance services (collectively, the Operating Services) through the imposition of the 
Operations and Maintenance Mill Levy. As of December 31, 2023, District No. 3 and District 
No. 4 are inactive, and the District has not performed administrative services on their behalf. 

The District follows the Governmental Accounting Standards Board (GASB) accounting 
pronouncements which provide guidance for determining which governmental activities, 
organizations and functions should be included within the financial reporting entity. GASB 
pronouncements set forth the financial accountability of a governmental organization’s elected 
governing body as the basic criterion for including a possible component governmental 
organization in a primary government’s legal entity. Financial accountability includes, but is 
not limited to, appointment of a voting majority of the organization’s governing body, ability to 
impose its will on the organization, a potential for the organization to provide specific financial 
benefits or burdens and fiscal dependency. 

 
The District has no employees, and all operations and administrative functions are contracted. 

The District is not financially accountable for any other organization, nor is the District a 
component unit of any other primary governmental entity. 
 

NOTE 2 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 

The more significant accounting policies of the District are described as follows: 
 

Government-Wide and Fund Financial Statements 
The government-wide financial statements include the statement of net position and the 
statement of activities. These financial statements include all of the activities of the District. 
The effect of interfund activity has been removed from these statements. Governmental 
activities are normally supported by taxes and intergovernmental revenues. 

 
The statement of net position reports all financial and capital resources of the District. The 
difference between the sum of assets and deferred outflows and the sum of liabilities and 
deferred inflows is reported as net position. 
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NOTE 2 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED) 
 
Government-Wide and Fund Financial Statements (continued) 
The statement of activities demonstrates the degree to which the direct and indirect expenses 
of a given function or segment are offset by program revenues. Direct expenses are those 
that are clearly identifiable with a specific function or segment. Program revenues include 1) 
charges to customers or applicants who purchase, use, or directly benefit from goods, 
services, or privileges provided by a given function or segment, and 2) grants and 
contributions that are restricted to meeting the operational or capital requirements of a 
particular function or segment. Taxes and other items not properly included among program 
revenues are reported instead as general revenues. 

Separate financial statements are provided for the governmental funds. Major individual 
governmental funds are reported as separate columns in the fund financial statements. 

 
Measurement Focus, Basis of Accounting, and Financial Statement Presentation 
The government-wide financial statements are reported using the economic resources 
measurement focus and the accrual basis of accounting. Revenues are recorded when 
earned and expenses are recorded when a liability is incurred, regardless of the timing of 
related cash flows. Redemption of bonds are recorded as a reduction in liabilities. 

 
Governmental fund financial statements are reported using the current financial resources 
measurement focus and the modified accrual basis of accounting. Revenues are recognized 
as soon as they are both measurable and available. Revenues are considered to be available 
when they are collectible within the current period or soon enough thereafter to pay liabilities 
of the current period. For this purpose, the government considers revenues to be available if 
they are collected within 60 days of the end of the current fiscal period. The major sources of 
revenue susceptible to accrual are property taxes, specific ownership taxes, and developer 
advances. All other revenue items are considered to be measurable and available only when 
cash is received by the District. Expenditures, other than interest on long-term obligations, are 
recorded when the liability is incurred or the long-term obligation is due. 
 
The District reports the following major governmental funds: 

The General Fund is the District’s primary operating fund. It accounts for all financial 
resources of the general government, except those required to be accounted for in another 
fund. 

The Special Revenue Fund is used to account for revenues earned and expenditures 
incurred in connection with operations and maintenance. 

The Debt Service Fund accounts for the resources accumulated and payments made for 
principal and interest on long-term general obligation debt of the governmental funds. 

The Capital Projects Fund is used to account for financial resources to be used for the 
acquisition and construction of capital equipment and facilities. 
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NOTE 2 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED) 
 

Budgets 
In accordance with the State Budget Law, the District’s Board of Directors holds public 
hearings in the fall each year to approve the budget and appropriate the funds for the ensuing 
year. The appropriation is at the total fund expenditures level and lapses at year-end. 
The District’s Board of Directors can modify the budget by line item within the total 
appropriation without notification. The appropriation can only be modified upon completion of 
notification and publication requirements. The budget includes each fund on its basis of 
accounting, unless otherwise indicated. The District amended its annual budget for the 
General Fund for the year ended December 31, 2023; however, actual expenditures exceeded 
budgeted expenditures which may be a violation of Colorado Local Government budget law. 

 
Pooled Cash and Investments 
The District follows the practice of pooling cash and investments of all funds to maximize 
investment earnings. Except when required by trust or other agreements, all cash is deposited 
to and disbursed from a single bank account. Cash in excess of immediate operating 
requirements is pooled for deposit and investment flexibility. Investment earnings are 
allocated periodically to the participating funds based upon each fund’s average equity 
balance in the total cash. 

 
Property Taxes 
Property taxes are levied by the District’s Board of Directors. The levy is based on assessed 
valuations determined by the County Assessor generally as of January 1 of each year. The 
levy is normally set by December 15 by certification to the County Commissioners to put the 
tax lien on the individual properties as of January 1 of the following year. The County Treasurer 
collects the determined taxes during the ensuing calendar year. The taxes are payable by 
April or, if in equal installments, at the taxpayer’s election in February and June. Delinquent 
taxpayers are notified in August and generally sales of the tax liens on delinquent properties 
are held in November or December. The County Treasurer remits the taxes collected monthly 
to the District. 

 

Property taxes, net of estimated uncollectible taxes, are recorded initially as deferred inflow 
of resources in the year they are levied and measurable. The unearned property tax revenues 
are recorded as revenue in the year they are available or collected. 

 
Capital Assets 
Capital assets, which include property, plant, equipment, and infrastructure assets (e.g., 
roads, bridges, sidewalks, and similar items), are reported in the applicable governmental 
columns in the government-wide financial statements. Capital assets are defined by the 
District as assets with an initial, individual cost of more than $5,000. Such assets are recorded 
at historical cost or estimated historical cost if purchased or constructed. Donated capital 
assets are recorded at acquisition value at the date of donation. 

 
Capital assets which are anticipated to be conveyed to other governmental entities are 
recorded as construction in progress and are not included in the calculation of net investment 
in capital assets. 

 
The costs of normal maintenance and repairs that do not add to the value of the asset or 
materially extend the life of the asset are not capitalized. Improvements are capitalized and 
depreciated over the remaining useful lives of the related fixed assets, as applicable. 
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NOTE 2 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED) 
 
Capital Assets (continued) 
Depreciation expense has been computed using the straight-line method over the following 
estimated economic useful lives: 

 
Storm Drainage Facilities 50 Years 
Landscape 15 Years 
Water and Sewer Systems 40 Years 
Mailboxes 30 Years 

 
Deferred Inflows of Resources 
In addition to liabilities, the statement of net position reports a separate section for deferred 
inflows of resources. This separate financial statement element, deferred inflows of resources, 
represents an acquisition of net position that applies to a future period and so will not be 
recognized as an inflow of resources (revenue) until that time. The District has one item that 
qualifies for reporting in this category. Accordingly, deferred property tax revenue is deferred 
and recognized as an inflow of resources in the period that the amount becomes available. 

Equity 
Net Position 
For government-wide presentation purposes when both restricted and unrestricted resources 
are available for use, it is the District’s practice to use restricted resources first, then 
unrestricted resources as they are needed. 

In the government-wide financial statements, fund equity is classified as net position. Net 
position may be classified into three components: net investment in capital assets, restricted, 
and unrestricted. These classifications are defined as follows: 

 
Net Investment in Capital Assets – this component of net position consists of capital 
assets, net of accumulated depreciation, and reduced by the outstanding balances of any 
debt that is attributable to the acquisition, construction or improvements of those assets. 
If there are significant unspent debt proceeds at year-end, the portion of the debt 
attributable to the unspent proceeds is not included in this component. 

 
Restricted – this component of net position consists of assets that are restricted for use 
as imposed by external parties such as creditors, grantors, or contributors, or as imposed 
by laws or regulations of other governments, or as imposed through constitutional 
provisions or enabling legislation. 

Unrestricted – the component of net position that does not meet the definitions above. 
 
For government-wide presentation purposes when both restricted and unrestricted resources 
are available for use, it is the District’s practice to use restricted resources first, then 
unrestricted resources as they are needed. 
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NOTE 2 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED) 
 
Fund Balance 
Fund balance for governmental funds should be reported in classifications that comprise a 
hierarchy based on the extent to which the government is bound to honor constraints on the 
specific purposes for which spending can occur. Governmental funds report up to five 
classifications of fund balance: nonspendable, restricted, committed, assigned, and 
unassigned. Because circumstances differ among governments, not every government or 
every governmental fund will present all of these components. The following classifications 
describe the relative strength of the spending constraints: 

 
Nonspendable Fund Balance – The portion of fund balance that cannot be spent because 
it is either not in spendable form (such as prepaid amounts or inventory) or legally or 
contractually required to be maintained intact. 

 
Restricted Fund Balance – The portion of fund balance that is constrained to being used 
for a specific purpose by external parties (such as bondholders), constitutional provisions, 
or enabling legislation. 

 
Committed Fund Balance – The portion of fund balance that can only be used for specific 
purposes pursuant to constraints imposed by formal action of the government’s highest 
level of decision-making authority, the Board of Directors. The constraint may be removed 
or changed only through formal action of the Board of Directors. 

 
Assigned Fund Balance – The portion of fund balance that is constrained by the 
government’s intent to be used for specific purposes, but is neither restricted nor 
committed. Intent is expressed by the Board of Directors to be used for a specific purpose. 
Constraints imposed on the use of assigned amounts are more easily removed or modified 
than those imposed on amounts that are classified as committed. 

 
Unassigned Fund Balance – The residual portion of fund balance that does not meet any 
of the criteria described above. 

 
If more than one classification of fund balance is available for use when an expenditure is 
incurred, it is the District’s practice to use the most restrictive classification first. 

 
Deficits 
The  Special Revenue Fund reported a deficit in the fund financial statements as of December 
31, 2023. The deficit in the Special Revenue Fund will be eliminated with receipt of developer 
advances. 

 
NOTE 3 CASH AND INVESTMENTS 

Cash and investments as of December 31, 2023, are classified in the accompanying 
financial statements as follows: 
 

Statement of Net Position:  
Cash and Investments $     27,978 
Cash and Investments - Restricted 14,620 

Total Cash and Investments $     42,598 
  

Cash and investments as of December 31, 2023, consist of the following: 
Deposits with Financial Institutions  $     42,506  
Investments 92 
 Total Cash and Investments  $     42,598  
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NOTE 3 CASH AND INVESTMENTS (CONTINUED) 
 

Deposits with Financial Institutions 
The Colorado Public Deposit Protection Act (PDPA) requires that all units of local government 
deposit cash in eligible public depositories. Eligibility is determined by state regulators. 
Amounts on deposit in excess of federal insurance levels must be collateralized. The eligible 
collateral is determined by the PDPA. PDPA allows the institution to create a single collateral 
pool for all public funds. The pool for all the uninsured public deposits as a group is to be 
maintained by another institution or held in trust. The market value of the collateral must be at 
least 102% of the aggregate uninsured deposits. 

 
The State Commissioners for banks and financial services are required by statute to monitor 
the naming of eligible depositories and reporting of the uninsured deposits and assets 
maintained in the collateral pools. 

At December 31, 2023, the District’s cash deposits had a bank and a carrying balance of 
$42,506. 

Investments 
The District has not adopted a formal investment policy; however, the District follows state 
statutes regarding investments. 
The District generally limits its concentration of investments to those noted with an asterisk (*) 
below, which are believed to have minimal credit risk, minimal interest rate risk and no foreign 
currency risk. Additionally, the District is not subject to concentration risk or investment 
custodial risk disclosure requirements for investments that are in the possession of another 
party. 

 
Colorado revised statutes limit investment maturities to five years or less unless formally 
approved by the Board of Directors. Such actions are generally associated with a debt service 
reserve or sinking fund requirements. 
 
Colorado statutes specify investment instruments meeting defined rating and risk criteria in 
which local governments may invest, which include: 

. Obligations of the United States, certain U.S. government agency securities and 
securities of the World Bank 

. General obligation and revenue bonds of U.S. local government entities 

. Certain certificates of participation 

. Certain securities lending agreements 

. Bankers’ acceptances of certain banks 

. Commercial paper 

. Written repurchase agreements and certain reverse repurchase agreements 
collateralized by certain authorized securities 

. Certain money market funds 

. Guaranteed investment contracts 

. Local government investment pools 
 

As of December 31, 2023, the District had $92 invested in COLOTRUST PLUS+. 
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NOTE 3 CASH AND INVESTMENTS (CONTINUED) 
 
COLOTRUST 
The District invested in the Colorado Local Government Liquid Asset Trust (COLOTRUST) 
(the Trust), an investment vehicle established for local government entities in Colorado to pool 
surplus funds. The State Securities Commissioner administers and enforces all State statutes 
governing the Trust. The Trust currently offers three portfolios – COLOTRUST PRIME, 
COLOTRUST PLUS+, and COLOTRUST EDGE.  
 
COLOTRUST PRIME and COLOTRUST PLUS+, which operate similarly to a money market 
fund and each share is equal in value to $1.00, offer daily liquidity. Both portfolios may invest 
in U.S. Treasury securities and repurchase agreements collateralized by U.S. Treasury 
securities. COLOTRUST PLUS+ may also invest in certain obligations of U.S. government 
agencies, highest rated commercial paper, and any security allowed under CRS 24‐75‐601. 
 
COLOTRUST EDGE, a variable Net Asset Value (NAV) Local government Investment Pool, 
offers weekly liquidity and is managed to approximate a $10.00 transactional share price. 
COLOTRUST EDGE may invest in securities authorized by CRS 24-75-601, including U.S. 
Treasury securities, , repurchase agreements collateralized by U.S. Treasury securities, 
certain obligations of U.S. government agencies, highest rated commercial paper, and any 
security allowed under CRS 24-75-601. 
 
A designated custodial bank serves as custodian for the Trust’s portfolios pursuant to a 
custodian agreement. The custodian acts as safekeeping agent for the Trust’s investment 
portfolios and provides services as the depository in connection with direct investments and 
withdrawals. The custodian’s internal records segregate investments owned by the Trust. 
COLOTRUST PRIME and COLOTRUST PLUS+ are rated AAAm by Standard & Poor’s. 
COLOTRUST EDGE is rated AAAf/S1 by Fitch Ratings. COLOTRUST records its investments 
at fair value and the District records its investment in COLOTRUST at net asset value as 
determined by fair value. There are no unfunded commitments, the redemption frequency is 
daily or weekly, and there is no redemption notice period.  
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NOTE 4 CAPITAL ASSETS 

An analysis of the changes in capital assets for the year ended December 31, 2023, follows: 

 

Balance 
December 
31, 2022 

  

Additions 

 

Deletions 

 
Balance 

December 
31, 2023 

Capital Assets, Not Being 
   Depreciated  

  
 

 
 

 
 

Land $  1,558,215   $     135,483  $                  -  $   1,693,698 
Construction in Progress 45,165,451   1,420,972  30,117,578  16,468,845 
Public Infrastructure to be 

     Dedicated 3,655,815 
  

- 
 

3,655,815 
 

- 
Total Capital Assets, Not Being 

        Depreciated 50,379,481 
  

1,556,455 
 

33,773,393 
 

18,162,543 

         
Capital Assets, Being Depreciated         

Storm Drainage Facilities 305,232   -  -  305,232 
Mailboxes 26,794   -  -  26,794 
Landscaping -   5,890,733  -  5,890,733 
Water & Sewer System 2,006,993   6,764,896  -  8,771,889 

Total Capital Assets, Being 
        Depreciated 2,339,019 

  
12,655,629 

 
- 

 
14,994,648 

         
Less: Accumulated Depreciation         

Storm Drainage Facilities (10,174)   (6,105)  -  (16,279) 
Mailboxes (1,414)   (893)  -  (2,307) 
Landscape -   (392,716)  -  (392,716) 
Water & Sewer System (41,812)   (219,297)  -  (261,109) 

Total Accumulated Depreciation (53,400)   (619,011)  -  (672,411) 

         
Total Assets, Being  

         Depreciated, Net 2,285,619 
  

12,036,619 
 

- 
 

14,322,238 

         
Governmental Activities 
  Capital Assets, Net $ 52,665,100 

  

$  13,593,073 

 

$  33,773,393 

 

$  32,484,781 

Depreciation expense of $619,011 was charged to the general government function of the 
District.  
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NOTE 5 LONG-TERM OBLIGATIONS 

The following is an analysis of the changes in the District’s long-term obligations for the year 
ended December 31, 2023: 

 

Balance at 
December 31, 

2022  Additions  Reductions  

Balance at 
December 31, 

2023  

Due 
Within 

One Year 

Developer Advances - Capital $  22,399,852  $1,790,330  $             -  $ 24,190,182  $            - 
Accrued Interest on Developer 
   Advances - Capital 264  -  -  264  - 

Developer Advances - CWSD 883,739  205,485  -  1,089,224  - 
Accrued Interest on Developer 
   Advances - CWSD 135,757  84,038  -  219,795  - 

Developer Advances - General 510,804  163,782  -  674,586  - 
Accrued Interest on Developer 
   Advances - General 101,389  42,810  -  144,199   
Total $  24,031,805  $2,286,445  $             -  $ 26,318,250  $           - 

 
Authorized Debt 
At December 31, 2023, the District has authorized but unissued indebtedness in the 
following amounts allocated for the following purposes: 

 
 

Amount Authorized 
November 8, 2016 

 
Authorized But 

Unissued 

Street Improvements $         90,000,000  $      90,000,000 
Parks and Recreation 90,000,000  90,000,000 
Water 90,000,000  90,000,000 
Sanitation/Storm Sewer 90,000,000  90,000,000 
Transportation 90,000,000  90,000,000 
Mosquito Control 90,000,000  90,000,000 
Safety Protection 90,000,000  90,000,000 
Fire Protection 90,000,000  90,000,000 
Television Relay and Translation 90,000,000  90,000,000 
Security 90,000,000  90,000,000 
In-District Special Assessment Debt 90,000,000  90,000,000 
Operations and Maintenance Debt 90,000,000  90,000,000 
Refunding Debt 90,000,000  90,000,000 
District Intergovernmental Agreements as Debt 90,000,000  90,000,000 
District Private Agreements as Debt 90,000,000  90,000,000 
Total $     1,350,000,000  $     1,350,000,000 

 
Pursuant to the Amended and Restated Service Plan, the aggregate debt limit is 
$90,000,000 for all of District Nos. 1 – 4 combined, exclusive of refundings. District No. 2 
issued its $29,295,000 General Obligation Limited Tax Bonds, Series 2020A and $7,365,000 
General Obligation Subordinate Limited Tax Bonds, Series 2020B on January 30, 2020. The 
remaining Debt authorized under the Service Plan is $53,340,000 for all of District Nos. 1 – 4 
combined. 
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NOTE 5 LONG-TERM OBLIGATIONS (CONTINUED) 
 
Authorized Debt (continued) 
Pursuant to the Amended and Restated Service Plan, the maximum mill levy for general 
obligation debt and operations and maintenance is 75.000 mills of which the District imposes 
25.000 mills for operations. The combined mill levy of 75.000 mills is subject to adjustment for 
increases or decreases in the residential assessment ratio so that the actual tax revenues 
derived from the mill levy, as adjusted, are neither diminished nor enhanced as a result. 

 
In the future, the District may issue a portion or all of the remaining authorized but unissued 
general obligation debt for purposes of providing public improvements to support development 
as it occurs within the District’s service area. 

 
Developer Advance 
The District has entered into Funding and Reimbursement Agreements with Shea Homes 
Limited Partnership (the Developer) as follows: 

Operations Funding and Reimbursement Agreement 
The District and the Developer entered into a Funding and Reimbursement Agreement 
(Operations and Maintenance) on January 1, 2017, as amended by a First Amendment to the 
OFRA, dated November 11, 2020, a Second Amendment to the OFRA, dated October 12, 
2022, and a Third Amendment to OFRA, dated November 9, 2022, whereby the Developer 
agreed to loan moneys to the District for the purpose of covering revenue shortfalls with 
respect to operations and maintenance expenses of the District. 

 
Interest accrues from date Developer deposits funds at a rate of 5%, plus the Municipal Market 
data (MMD) BAA 30-year index. The funds are to be loaned to the District in a series of 
installments and are to be available to the District through December 31, 2024 (the O&M Loan 
Obligation Termination Date). Thereafter, the Developer may agree to renew its agreement 
on an annual basis by providing written notice to the District, in which case, the Loan 
Obligation Termination Date will be amended to the date provided but not earlier than 
December 31 of the succeeding year. The District's obligations hereunder shall terminate at 
the earlier of the repayment in full of all amounts loaned to the District by the Developer 
hereunder or 40 years from the December 31 of the year that each amount is loaned to the 
District by the Developer. 

 
The balance of advances outstanding as of December 31, 2023, is $674,586 of principal and 
$144,199 of interest. 
 

Infrastructure Acquisition Reimbursement Agreement 
The District and the Developer entered into an Infrastructure Acquisition Reimbursement 
Agreement (IARA) on January 1, 2017, as amended on June 10, 2020, whereby the Developer 
agreed to loan moneys to the District for the purpose of funding public infrastructure costs of 
the District. Under the IARA construction contracts for infrastructure entered into by the 
Developer for the benefit of the District are subject to future reimbursement by the District. 
Interest accrues from date Developer deposits funds at a rate of 5%, plus the Municipal Market 
data (MMD) BAA 30 year index not to exceed 8%. After such time, all funds in both the Senior 
Project Fund and the Subordinate Project Fund from District No. 2’s 2020 Bond Issuance are 
depleted, no interest will accrue or continue to accrue on any installment advanced under the 
IARA.  
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NOTE 5 LONG-TERM OBLIGATIONS (CONTINUED) 
 

Developer Advance (Continued) 
Infrastructure Acquisition Reimbursement Agreement (continued) 
The District anticipates repaying District Eligible Costs, as defined in the IARA, approved by 
the District under this Agreement from the proceeds of loans or bonds issued by the District, 
and/or the Financing Districts that are remitted to the District under the terms of the Amended 
and Restated Mill Levy Equalization and Pledge Agreement dated December 7, 2016 
(MLEPA), as amended and restated on January 8, 2020, and/or other legally available funds 
of the District not otherwise required for reasonable operating costs of the District. The District 
and the Developer have executed multiple addenda to the IARA to account for the estimated 
public improvement construction costs. 
 
The balance of advances outstanding as of December 31, 2023, is $24,190,182 of principal 
and $264 of interest. 

 
CWSD Agreement Fees Funding and Reimbursement Agreement 
The District and the Developer entered into a Funding and Reimbursement Agreement on 
July 11, 2018 (FFRA), as amended on March 13, 2019 and October 12, 2022, whereby the 
Developer agreed to loan moneys to the District for the purpose of paying amounts due to 
Centennial Water and Sanitation District (CWSD). Amounts due include the administrative 
advance, tap option payments, and engineering fees. Interest accrues from date Developer 
deposits funds at a rate of 5%, plus the Municipal Market data (MMD) BAA 30-year index. 
The Developer agrees to loan to the District one or more sums of money as requested by the 
District for the Costs, as defined in the FFRA, incurred or to be incurred by the District. These 
funds shall be loaned to the District in one or a series of installments and shall be available 
to the District through December 31, 2025. Thereafter, the Developer may agree to renew its 
agreement hereunder on an annual basis by providing written notice thereof to the District, in 
which case the Loan Obligation Termination Date shall be amended to the date provided in 
such notice, which date shall not be earlier than December 31 of the succeeding year. The 
District’s obligations hereunder shall terminate at the earlier of the repayment in full of all 
amounts loaned to the District by the Developer hereunder or 40 years from December 31 of 
the year that each amount is loaned to the District by the Developer. 

 
The balance of the advance outstanding as of December 31, 2023, is $1,089,224 of principal 
and $219,795 of interest. 
 

NOTE 6 NET POSITION 
 

The District has net position consisting of three components – net investment in capital assets, 
restricted, and unrestricted. 
 
Net investment in capital assets consists of capital assets, net of accumulated depreciation 
and reduced by outstanding balances of bonds, mortgages, notes, or other borrowings that 
are attributable to the acquisition, construction, or improvement of those assets. As of 
December 31, 2023, the District had net investment in capital assets calculated as follows: 
 
Net investment in Capital Assets: 
 Capital Assets, Net $  32,484,781 
 Noncurrent Portion of Long-Term Obligations (26,318,250) 
     Net Investment in Capital Assets $    6,166,531 
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NOTE 6 NET POSITION (CONTINUED) 
 

The restricted component of net position includes assets that are restricted for use either 
externally imposed by creditors, grantors, contributors, or laws and regulations of other 
governments or imposed by law through constitutional provisions or enabling legislations. The 
District had restricted net position as of December 31, 2023, as follows: 
 
 Governmental 

Activities 
Restricted Net Position:  
    Emergency Reserves $     14,620 
Total $     14,620 

 
The District’s unrestricted net position as of December 31, 2023, is $177,184. 

 
NOTE 7 RELATED PARTIES 

The Developer of the property which constitutes the District is Shea Homes Limited 
Partnership. The majority members of the Board of Directors are employees, owners, or 
otherwise associated with the Developer, and may have conflicts of interest in dealing with 
the District. 

 
NOTE 8 DISTRICT AGREEMENTS 

 
Subdivision Improvements Agreement and Intergovernmental Agreement 
The District, Shea Homes Limited Partnership (the Developer) and the Board of County 
Commissioners of the Count of Douglas (County) has entered into the Subdivision 
Improvements Agreement and Intergovernmental Agreements (Subdivision Agreements) to 
provide for improvements and landscape and park improvements within Filings 1, 2, 3, 4, and 
5 of the District. Improvements shall mean (i) all on and off-site grading, and streets and traffic 
facilities associated with the Subdivision, (ii) the detached sidewalks adjacent to the streets, 
and (iii) all on-site facilities for storm water drainage, water and water quality, and sanitary 
sewer associated with the Subdivision; all as more particularly described in the Improvement 
Plans. Landscape and Park Improvements shall mean landscape and hardscape 
improvements associated with the Subdivision. To the extent the District has not made or 
continued to make funds available for the completion of the Improvements or the Landscape 
and Park Improvements, or otherwise remains in default in its obligations after due notice as 
required, in order to secure the performance of the obligations of the District under the 
Subdivision Agreements to complete the Improvements and the Landscape and Park 
Improvements for the Subdivision, the Developer shall deposit with the County, at the time of 
such default, an irrevocable letter of credit (Completion LOC). The Completion LOC, if 
required, shall be in the amount equal to 115% of the estimated cost to complete the 
construction. If required, the Completion LOC shall be retained by the County until satisfaction 
of the Developer's obligations under the Subdivision Agreements with respect to each 
particular Construction Phase or earlier release by the County. 

Restated and Amended Highlands Ranch Water and Wastewater Agreement 
The District and Centennial Water and Sanitation District (Centennial) entered into the 
Amended and Restated Highlands Ranch Water and Wastewater Agreement on February 26, 
2018 (Water Agreement). The Water Agreement provides for Centennial to provide potable 
water and wastewater treatment services to areas included within the District in exchange for 
prepayment of the reserved capacity fees to Centennial in anticipation of collection of future 
tap fees. Centennial has reserved for use within the Mirabelle service area up to 1,500 single 
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NOTE 8 DISTRICT AGREEMENTS (CONTINUED) 
 

Restated and Amended Highlands Ranch Water and Wastewater Agreement (Continued) 
family equivalent (SFE) water and 1,500 SFE wastewater taps. Under the Water Agreement, 
The District shall pay tap fees to Centennial to fully recover 100% of the capital and other 
costs incurred by Centennial to extend services to Mirabelle and shall pay tap option payments 
to Centennial annually beginning on January 1, 2020 in an amount equal to 2% of the water 
and wastewater tap fee for all SFE water and wastewater taps reserved but not yet purchased 
as of December 31st of the preceding calendar year. Centennial shall bill Mirabelle customers 
in accordance with the water and wastewater service rates adopted by Centennial by 
resolution and shall directly bill Mirabelle customers monthly in accordance with Centennial’s 
standard billing practices. 

  
Amended and Restated Mill Levy Equalization and Pledge Agreement 
The District and District No. 2 entered into the Mill Levy Equalization and Pledge Agreement 
(MLEPA) on December 7, 2016, as amended and restated on January 8, 2020, in order to 
promote the integrated plan of development set forth in the Service Plan for the Districts. The 
MLEPA is intended to ensure an equitable allocation among the Districts of the costs of 
acquiring, installing, constructing, designing, administering, financing, operating, and 
maintaining streets, water, sanitation, and various other public improvements and services. 

 
Pursuant to the MLEPA, each Financing District agrees to impose an “Equalization Mill Levy” 
consisting of the Debt Service Mill Levy plus the Operations and Maintenance Mill Levy in 
order to pay the Developer Debt, the Senior Bonds and the operations and maintenance costs 
of the Districts. The MLEPA generally defines the term “Developer Debt” as amounts owed to 
the Developer for advancing of amounts to fund operations shortfalls, amounts owed to the 
Developer for advancing of guaranty payments on the Senior Bonds, amounts owed to the 
Developer for the provision of public improvements, and any other repayment obligation 
incurred by the Districts in connection with advances made by the Developer to the Districts. 
The MLEPA generally defines the term “Senior Bonds” as all Bonds issued by any of the 
Financing Districts, now or in the future, which bonds shall be senior to any obligations of the 
Districts under the MLEPA. 

 
District Operating Services Agreement 
The District entered into the District Operating Services Agreement with District No. 2 on 
December 7, 2016 wherein the District shall perform the administrative services on behalf of 
District No. 2. It is anticipated that the District will own, operate, and maintain all Public 
Improvements within the boundaries of the Districts that are not otherwise conveyed to other 
governmental entities. District No. 2, as a party to the MLEPA, shall be responsible for any 
and all costs incurred by the District in providing administrative and operations and 
maintenance services (collectively, the Operating Services) through the imposition of the 
Operations and Maintenance Mill Levy, as well as the Debt Service Mill Levy to the extent the 
District borrows revenues to pay for the operating services. 

 
Mill Levy Agreement 
The District entered into the Mill Levy Agreement with District No. 2 on January 1, 2022, as 
amended on November 8, 2023, wherein the District shall cooperate and coordinate with 
District No. 2 in good faith to ensure that a mill levy is imposed by the District equal to the 
Equalization Mill Levy (comprised of the Debt Service Mill Levy and the Operations and 
Maintenance Mill Levy) that is to be certified by the District in accordance with the MLEPA. 
The Debt Service Revenue generated by the District is pledged to District No. 2 for the 
purpose of paying construction or debt service costs and obligations of District No. 2 or for 
the benefit of the constituents of the District and District No. 2. 
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NOTE 9 COMMITMENTS AND CONTINGENCIES 

Construction Commitments 
As of December 31, 2023, the District had unexpended construction related contract 
commitments of approximately $922,535 consisting of: 
 

Landscaping $672,535 
Concrete 250,000 
Total commitments $922,535 

 
NOTE 10 ECONOMIC DEPENDENCY 

 
The District has not yet established a revenue base sufficient to pay operational expenditures. 
Until an independent revenue base is established, continuation of operations in the District 
will be dependent upon funding by the Developer. 

 
NOTE 11 INTERFUND AND OPERATING TRANSFERS 

The transfers from the General Fund to the Special Revenue Fund was the result of amounts 
due to the Special Revenue Fund to pay for operations and maintenance expenditures. 

 
NOTE 12 RISK MANAGEMENT 

The District is exposed to various risks of loss related to torts, thefts of, damage to, or 
destruction of assets, errors or omissions, injuries to employees, or acts of God. 

 
The District is a member of the Colorado Special Districts Property and Liability Pool (the 
Pool). The Pool is an organization created by intergovernmental agreement to provide 
property, liability, public officials’ liability, boiler and machinery and workers’ compensation 
coverage to its members. Settled claims have not exceeded this coverage in any of the past 
three fiscal years. 

 
The District pays annual premiums to the Pool for liability, workers’ compensation, property, 
and public officials’ liability coverage. In the event aggregated losses incurred by the Pool 
exceed amounts recoverable from reinsurance contracts and funds accumulated by the Pool, 
the Pool may require additional contributions from the Pool members. Any excess funds which 
the Pool determines are not needed for purposes of the Pool may be returned to the members 
pursuant to a distribution formula. 
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NOTE 13 TAX, SPENDING, AND DEBT LIMITATIONS 
 

Article X, Section 20 of the Colorado Constitution, referred to as the Taxpayer’s Bill of Rights 
(TABOR), contains tax, spending, revenue and debt limitations which apply to the state of 
Colorado and all local governments. 

 
Spending and revenue limits are determined based on the prior year’s Fiscal Year Spending 
adjusted for allowable increases based upon inflation and local growth. Fiscal Year Spending 
is generally defined as expenditures plus reserve increases with certain exceptions. Revenue 
in excess of the Fiscal Year Spending limits must be refunded unless the voters approve 
retention of such revenue. 

 
On November 8, 2016, a majority of the District’s electors authorized the District to collect and 
spend or retain in a reserve all currently levied taxes and fees of the District without regard to 
any limitations under TABOR. 

 
TABOR requires local governments to establish Emergency Reserves. These reserves must 
be at least 3% of Fiscal Year Spending (excluding bonded debt service). Local governments 
are not allowed to use the Emergency Reserves to compensate for economic conditions, 
revenue shortfalls, or salary or benefit increases. District No. 1 serves as the Operating District 
and has established an Emergency Reserve for the District. 

 
The District’s management believes it is in compliance with the provisions of TABOR. 
However, TABOR is complex and subject to interpretation. Many of the provisions, including 
the interpretation of how to calculate Fiscal Year Spending limits will require judicial 
interpretation. 
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BUDGET AND ACTUAL 
YEAR ENDED DECEMBER 31, 2023 

 

 

Original 
and  Final 

Budget   
Actual 

Amounts   

Variance 
with Final 

Budget 
Positive 

(Negative)  
Revenues      

Property Taxes $    8,856  $    8,856  $               - 
Specific Ownership Taxes 797  821  24 
Other Revenues 100  -  (100) 

Total Revenues 9,753  9,677  (76) 

      
Expenditures      

Treasurer's Fee 133  133  - 
Intergovernmental Expenditures 9,520  9,544  (24) 
Contingency 100  -  100 
Total Expenditures 9,753  9,677  76 

      
Net Change in Fund Balances -  -  - 
Fund Balances - Beginning of Year -  -  - 
Fund Balances - End of Year $               -  $           -  $               - 
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BUDGET AND ACTUAL 
YEAR ENDED DECEMBER 31, 2023 

 
 

 

Original 
and  Final 

Budget   
Actual 

Amounts   

Variance 
with Final 

Budget 
Positive 

(Negative)  
Revenues      

Tap Fees $3,551,112  $  2,531,664  $(1,019,448) 
Net Investment Income -  -  - 

Total Revenues 3,551,112  2,531,664  (1,019,448) 
      
Expenditures      

Accounting 50,000  20,971  29,029 
Legal Services 40,000  5,880  34,120 
Infrastructure 2,467,242  1,420,972  1,046,270 
Tap Option Payment 211,891  205,485  6,406 
Tap Fees 3,297,588  2,361,786  935,802 
Total Expenditures 6,066,721  4,015,094  2,051,627 

      
Excess of Revenues Over (Under) Expenditures (2,515,609)  (1,483,430)  1,032,179 
      
Other Financing Sources (Uses)      

Developer Advance 2,515,609  1,995,815  (519,794) 
Total Other Financing Sources (Uses) 2,515,609  1,995,815  (519,794) 

      
Net Change in Fund Balances -  512,385  512,385 
Fund Balances - Beginning of Year -  (312,758)  (312,758) 
Fund Balances - End of Year $              -  $      199,627  $     199,627 
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Year Ended 
December 31,  

Prior Year 
Assessed 

Valuation for 
Current Year 
Property Tax 

Levy  
Mills 

Levied  

Property Taxes 

 

Percent 
Collected 
to Levied Levied  Collected 

2018  $  82,820  27.638  $  2,289  $  2,289  100.0% 
2019  11,220  27.638  310  310  100.0% 
2020  125,520  83.495  10,480  10,480  100.0% 
2021  128,500  83.496  10,729  10,729  100.0% 
2022  116,700  83.496  9,744  9,744  100.0% 
2023  159,100  83.496  13,284  13,284  100.0% 
20241  165,000  77.956   12,863      

1 Estimated           
 

NOTE: 
Property taxes collected in any one year may include collection of delinquent property 
taxes levied in prior years. 
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INDEPENDENT AUDITOR’S REPORT 



Fiscal Focus Partners, LLC 

PO Box 740339, Arvada, CO 80006 
303.202.1800 Off ice     www.f fpcpa.com 

INDEPENDENT AUDITOR’S REPORT 

To the Board of Directors 
Mirabelle Metropolitan District No. 2 
Douglas County, Colorado 

Opinions 
We have audited the accompanying financial statements of the governmental activities and each major fund of 
Mirabelle Metropolitan District No. 2 (the District) as of and for the year ended December 31, 2023, and the 
related notes to the financial statements, which collectively comprise the District’s basic financial statements as 
listed in the table of contents. 
In our opinion, the accompanying financial statements referred to above present fairly, in all material respects, 
the respective financial position of the governmental activities and each major fund of the District as of 
December 31, 2023, and the respective changes in financial position thereof, and the respective budgetary 
comparison for the general fund and the special revenue fund for the year then ended in accordance with 
accounting principles generally accepted in the United States of America. 
Basis for Opinions 
We conducted our audit in accordance with auditing standards generally accepted in the United States of 
America (GAAS).  Our responsibilities under those standards are further described in the Auditor’s 
Responsibilities for the Audit of the Financial Statements section of our report.  We are required to be 
independent of the District, and to meet our other ethical responsibilities, in accordance with the relevant ethical 
requirements relating to our audit.  We believe that the audit evidence we have obtained is sufficient and 
appropriate to provide a basis for our audit opinions. 
Responsibilities of Management for the Financial Statements 
Management is responsible for the preparation and fair presentation of the financial statements in accordance 
with accounting principles generally accepted in the United States of America, and for the design, 
implementation, and maintenance of internal control relevant to the preparation and fair presentation of financial 
statements that are free from material misstatement, whether due to fraud or error. 
In preparing the financial statements, management is required to evaluate whether there are conditions or 
events, considered in the aggregate, that raise substantial doubt about the District’s ability to continue as a 
going concern for twelve months beyond the financial statement date, including any currently known information 
that may raise substantial doubt shortly thereafter. 

I



 

 

Auditor’s Responsibility for the Audit of the Financial Statements 
Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free 
from material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes our 
opinions.  Reasonable assurance is a high level of assurance but is not absolute assurance and therefore is 
not a guarantee that an audit conducted in accordance with GAAS will always detect a material misstatement 
when it exists.  The risk of not detecting a material misstatement resulting from fraud is higher than for one 
resulting from error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the 
override of internal control.  Misstatements are considered material if there is a substantial likelihood that, 
individually or in the aggregate, they would influence the judgment made by a reasonable user based on the 
financial statements. 
In performing an audit in accordance with GAAS, we: 

 Exercise professional judgement and maintain professional skepticism throughout the audit. 

 Identify and assess the risk of material misstatement of the financial statements, whether due to fraud 
or error, and design and perform audit procedures responsive to those risks.  Such procedures include 
examining, on a test basis, evidence regarding the amounts and disclosures in the financial statements. 

 Obtain an understanding of internal control relevant to the audit in order to design audit procedures that 
are appropriate in the circumstances, but not for the purpose of expressing an opinion on the 
effectiveness of the District’s internal control.  Accordingly, no such opinion is expressed. 

 Evaluate the appropriateness of accounting policies used and the reasonableness of significant 
accounting estimates made by management, as well as evaluate the overall presentation of the financial 
statements. 

 Conclude whether, in our judgement, there are conditions or events, considered in the aggregate, that 
raise substantial doubt about the District’s ability to continue as a going concern for a reasonable period 
of time. 

We are required to communicate to those charged with governance regarding, among other matters, the 
planned scope and timing of the audit, significant audit findings, and certain internal control-related matters that 
we identified during the audit. 
Required Supplementary Information 
Management has omitted management’s discussion and analysis that accounting principles generally accepted 
in the United States of America require to be presented to supplement the basic financial statements.  Such 
missing information, although not a part of the basic financial statements, is required by the Governmental 
Accounting Standards Board who considers it to be an essential part of financial reporting for placing the basic 
financial statements in an appropriate operational, economic, or historical context.  Our opinions on the basic 
financial statements are not affected by this missing information. 
Supplementary and Other Information  
Our audit was conducted for the purpose of forming opinions on the financial statements that collectively 
comprise the District’s basic financial statements.  The supplementary and other information (together, the  
information) as identified in the table of contents is presented for the purposes of additional analysis and legal 
compliance and is not a required part of the basic financial statements. 
 
       II 
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Such information is the responsibility of management and was derived from and relates directly to the 
underlying accounting and other records used to prepare the basic financial statements.  The information 
has been subjected to the auditing procedures applied in the audit of the basic financial statements and 
certain additional procedures, including comparing and reconciling such information directly to the 
underlying accounting and other records used to prepare the basic financial statements or to the basic 
financial statements themselves, and other additional procedures in accordance with auditing standards 
generally accepted in the United States of America.  In our opinion, the information is fairly stated, in all 
material respects, in relation to the basic financial statements as a whole. 
 
 
 
 
Arvada, Colorado 
July 22, 2024 
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MIRABELLE METROPOLITAN DISTRICT NO. 2 

See accompanying Notes to Basic Financial Statements. 
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STATEMENT OF NET POSITION  
DECEMBER 31, 2023 

 

 

  

Governmental 
Activities 

Assets   
Cash and Investments - Restricted $        3,152,295  

Receivable from County Treasurer  7,951  

Due from Other Governments   53  

Property Taxes Receivable   2,951,811  

Total Assets   6,112,110  
 

 
 

Liabilities  
 

Due to Other Governments  2,650  

Accrued Interest Payable   122,063  

Noncurrent Liabilities:  
 

Due in More Than One Year   40,621,947  

Total Liabilities   40,746,660  
 

 
 

Deferred Inflows of Resources  

Property Tax Revenue  2,951,811  

Total Deferred Inflows of Resources  2,951,811  
 

 
 

Net Position  
 

Restricted for:  
 

Debt Service   3,157,854  

Unrestricted  (40,744,215) 

Total Net Position   $    (37,586,361) 



See accompanying Notes to Basic Financial Statements. 
(2) 

MIRABELLE METROPOLITAN DISTRICT NO. 2 

 

 

STATEMENT OF ACTIVITIES 
YEAR ENDED DECEMBER 31, 2023 

 

   Program Revenue  

Net Revenues 
(Expenses) and 

Change in  
Net Position 

 Expenses  

Charges for 
Services  

Operating 
Grants and 

Contributions  

Capital Grants 
and 

Contributions  

Governmental 
Activities 

Functions/Programs          
Primary Government          

Government Activities         
General Government $     483,372  $              -  $                  -  $                  -  $    (483,372) 

Interest and Related Costs 
                on Long-Term Debt 

2,072,788  -  -  9,545  (2,063,243) 

Total Governmental Activities $       2,556,160  $              -  $                  -  $         9,545  (2,546,615) 

 
         

 General Revenues   
   

 

 Property Taxes   
   1,325,771 

 Specific Ownership Taxes    122,945 

 Interest on Late Tax Payments    569 

 Net Investment Income    182,713 

 Total General Revenues    1,631,998 

 
     

   
 

 Change in Net Position    (914,617) 

 
     

   
 

 Net Position - Beginning of Year    (36,671,744) 

 
     

   
 

 Net Position - End of Year    $    (37,586,361) 
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BALANCE SHEET – 
GOVERNMENTAL FUNDS 

DECEMBER 31, 2023 
 

 General  Debt Service  

Total 
Governmental 

Funds 

Assets      

Cash and Investments - Restricted $                 -  $   3,152,295  $     3,152,295 

Due from other Funds   205  205 

Due from Other Governments -  53  53 

Due from County Treasurer 2,650  5,301  7,951 

Property Taxes Receivable 983,937  1,967,874  2,951,811 

         Total Assets $   986,587  $   5,125,728  $    6,112,315 

Liabilities, Deferred Inflows of Resources, and Fund Balances      

Liabilities      

Due to Other Governments $       2,650  $                    -  $           2,650 

Due to Other Funds 205  -  205 

Total Liabilities 2,855  -  2,855 

 
     

Deferred Inflows of Resources     
Unavailable Property Taxes 983,937  1,967,874  2,951,811 

Total Deferred Inflows of Resources 983,937  1,967,874  2,951,811 

Fund Balances      

Restricted for:      

Debt Service -  3,157,854  3,157,854 

Unassigned (205)  -  (205) 

Total Fund Balances (205)  3,157,854  3,157,649 

        Total Liabilities, Deferred Inflows of Resources,  
          and Fund Balances $   986,587  $    5,125,728   

Amounts reported for governmental activities in the statement  
of net position are different because: 

    

Long-term liabilities, including bonds payables, are not 
due and payables in the current periods and; therefore,  
are not reported in the funds. 

     
Bonds Payable     (36,660,000) 

Bond Premium – Senior Bonds     (1,585,202) 

Accrued Interest – Senior Bonds     (122,063) 

Accrued Interest – Subordinate Bonds     (2,376,745) 

Net Position of Governmental Activities 
  

 $ (37,586,361) 
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STATEMENT OF REVENUES, EXPENDITURES, AND CHANGES IN FUND BALANCES  
GOVERNMENTAL FUNDS 

YEAR ENDED DECEMBER 31, 2023 
 
 

 General  Debt Service  

Total 
Governmental 

Funds 

Revenues      
Property Taxes  $          441,923   $        883,848    $        1,325,771  

Specific Ownership Taxes 40,982  81,963  122,945 

Interest on Late Tax Payments 189  380  569 

Net Investment Income 73  182,640  182,713 

Intergovernmental Revenues -  9,545  9,545 

Total Revenues 483,167  1,158,376  1,641,543 
      

Expenditures      

Current:      

County Treasurer's Fees 6,631  13,264  19,895 

Intergovernmental Expenditures 476,741  -  476,741 

Debt Service:      

Bond Interest - Series 2020A -  1,464,750  1,464,750 

Paying Agent Fees -  7,000  7,000 

Total Expenditures 483,372  1,485,014  1,968,386 
      

Excess of Revenues Over (Under) Expenditures (205)  (326,638)  (326,843) 
      

Fund Balances - Beginning of Year -  3,484,492  3,484,492 
      

Fund Balances - End of Year  $              (205)   $    3,157,854    $        3,157,649  
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RECONCILIATION OF THE STATEMENT OF REVENUES, EXPENDITURES, AND  
CHANGES IN FUND BALANCES OF GOVERNMENTAL FUNDS 

TO THE STATEMENT OF ACTIVITIES  
YEAR ENDED DECEMBER 31, 2023 

 

Net Change in Fund Balances - Total Governmental Funds  $      (326,843) 
 

 
 

Amounts reported for governmental activities in the statement of activities are 
different because:  

 

 
 

 

Some expenses reported in the statement of activities do not require the use of 
current financial resources and, therefore, are not reported as expenditures in 
governmental funds.  

 

Amortization of Bond Premium  85,199 

Accrued Bond Interest - Change in Liability  (672,973) 
 

 
 

Changes in Net Position of Governmental Activities  $      (914,617) 
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GENERAL FUND 
STATEMENT OF REVENUES, EXPENDITURES, AND CHANGES IN FUND BALANCES 

BUDGET AND ACTUAL 
YEAR ENDED DECEMBER 31, 2023 

 
Original and  
Final Budget   

Actual 
Amounts   

Variance with 
Final Budget 

Positive 
(Negative)  

Revenues      

Property Tax $      441,923   $   441,923  $                  - 

Specific Ownership Tax 39,773  40,982  1,209 

Interest on Late Tax Payments -  189  189 

Net Investment Income 100  73  (27) 

Other Revenue 3,000  -  (3,000) 

Total Revenues 484,796  483,167  (1,629) 
      

Expenditures      

County Treasurer's Fee 6,629  6,631  (2) 

Contingency 3,000  -  3,000 

Intergovernmental Expenditures 475,167  476,741  (1,574) 

Total Expenditures 484,796  483,372  1,424 
      

Excess of Revenues Over (Under) Expenditures -  (205)  (205) 

Fund Balance - Beginning of Year -  -  - 

Fund Balance - End of Year $                   -  $          (205)  $              (205) 
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NOTE 1 DEFINITION OF REPORTING ENTITY 

Mirabelle Metropolitan District No. 2, (the District), a quasi-municipal corporation and political 
subdivision of the state of Colorado, was organized by order and decree of the District Court of 
Douglas County, Colorado on November 17, 2016, and is governed pursuant to provisions of the 
Colorado Special District Act (Title 32, Article 1, Colorado Revised Statutes). The District operates 
under a Consolidated Service Plan approved by the Douglas County Board of County Commissioners 
on October 25, 2016. The District was organized in conjunction with two other districts, Mirabelle 
Metropolitan District No. 3 (District No. 3), and Mirabelle Metropolitan District No. 4 (District No. 4). 
The District and Mirabelle Metropolitan District No. 1 (District No. 1) have entered into an 
intergovernmental agreement whereby District No. 1 shall perform the administrative, operations, 
and maintenance service on behalf of the District. The District shall be responsible for all of District 
No. 1’s costs in providing administrative, operations, and maintenance services (collectively, the 
Operating Services) through the imposition of the Operations and Maintenance Mill Levy, as well as 
the Debt Service Mill Levy to the extent that District borrows revenues to pay for public 
infrastructure costs. As of December 31, 2023, District No. 3 and District No. 4 are inactive, and 
District No. 1 has not performed administrative, operations, or maintenance services on their behalf. 

The District follows the Governmental Accounting Standards Board (GASB) accounting 
pronouncements which provide guidance for determining which governmental activities, 
organizations and functions should be included within the financial reporting entity. GASB 
pronouncements set forth the financial accountability of a governmental organization’s elected 
governing body as the basic criterion for including a possible component governmental organization 
in a primary government’s legal entity. Financial accountability includes, but is not limited to, 
appointment of a voting majority of the organization’s governing body, ability to impose its will on 
the organization, a potential for the organization to provide specific financial benefits or burdens 
and fiscal dependency. 

The District has no employees, and all operations and administrative functions are contracted. 

The District is not financially accountable for any other organization, nor is the District a component 
unit of any other primary governmental entity. 

 

NOTE 2 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 

The more significant accounting policies of the District are described as follows: 
 

Government-Wide and Fund Financial Statements 
The government-wide financial statements include the statement of net position and the statement 
of activities. These financial statements include all of the activities of the District. The effect of 
interfund activity has been removed from these statements. Governmental activities are normally 
supported by taxes and intergovernmental revenues. 

 

The statement of net position reports all financial and capital resources of the District. The 
difference between the sum of assets and deferred outflows and the sum of liabilities and deferred 
inflows is reported as net position. 
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NOTE 2 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED) 
Government-Wide and Fund Financial Statements (Continued) 
The statement of activities demonstrates the degree to which the direct and indirect expenses of a 
given function or segment are offset by program revenues. Direct expenses are those that are 
clearly identifiable with a specific function or segment. Program revenues include 1) charges to 
customers or applicants who purchase, use, or directly benefit from goods, services, or privileges 
provided by a given function or segment, and 2) grants and contributions that are restricted to 
meeting the operational or capital requirements of a particular function or segment. Taxes and 
other items not properly included among program revenues are reported instead as general 
revenues. 

 

Separate financial statements are provided for the governmental funds. Major individual 
governmental funds are reported as separate columns in the fund financial statements. 

 

Measurement Focus, Basis of Accounting, and Financial Statement Presentation 
The government-wide financial statements are reported using the economic resources 
measurement focus and the accrual basis of accounting. Revenues are recorded when earned and 
expenses are recorded when a liability is incurred, regardless of the timing of related cash flows. 
Redemption of bonds are recorded as a reduction in liabilities. 

 

Governmental fund financial statements are reported using the current financial resources 
measurement focus and the modified accrual basis of accounting. Revenues are recognized as soon 
as they are both measurable and available. Revenues are considered to be available when they are 
collectible within the current period or soon enough thereafter to pay liabilities of the current 
period. For this purpose, the government considers revenues to be available if they are collected 
within 60 days of the end of the current fiscal period. The major sources of revenue susceptible to 
accrual are property taxes and specific ownership taxes. All other revenue items are considered to 
be measurable and available only when cash is received by the District. The District has determined 
that Developer advances are not considered as revenue susceptible to accrual. Expenditures, other 
than interest on long- term obligations, are recorded when the liability is incurred or the long-term 
obligation is due. 

 

The District reports the following major governmental funds: 
 

The General Fund is the District’s primary operating fund. It accounts for all financial resources 
of the general government, except those required to be accounted for in another fund. 

 

The Debt Service Fund accounts for the resources accumulated and payments made for principal 
and interest on long-term general obligation debt of the governmental funds. 

 

Budgets 
In accordance with the State Budget Law, the District’s Board of Directors holds public hearings in 
the fall each year to approve the budget and appropriate the funds for the ensuing year. The 
appropriation is at the total fund expenditures level and lapses at year-end. The District’s Board 
of Directors can modify the budget by line item within the total appropriation without notification.  
 

The appropriation can only be modified upon completion of notification and publication 
requirements. The budget includes each fund on its basis of accounting, unless otherwise indicated. 
The Debt Service Fund expenditures exceeded budgeted expenditures by $6, which may be a 
violation of Colorado Local Government budget law. 
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NOTE 2 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED) 
 

Pooled Cash and Investments 

The District follows the practice of pooling cash and investments of all funds to maximize investment 
earnings. Except when required by trust or other agreements, all cash is deposited to and disbursed 
from a single bank account. Cash in excess of immediate operating requirements is pooled for 
deposit and investment flexibility. Investment earnings are allocated periodically to the participating 
funds based upon each fund’s average equity balance in the total cash. 

 
Property Taxes 

Property taxes are levied by the District’s Board of Directors. The levy is based on assessed 
valuations determined by the County Assessor generally as of January 1 of each year. The levy is 
normally set by December 15 by certification to the County Commissioners to put the tax lien on the 
individual properties as of January 1 of the following year. The County Treasurer collects the 
determined taxes during the ensuing calendar year. The taxes are payable by April or, if in equal 
installments, at the taxpayer’s election in February and June. Delinquent taxpayers are notified in 
August and generally sales of the tax liens on delinquent properties are held in November or 
December. The County Treasurer remits the taxes collected monthly to the District. 

Property taxes, net of estimated uncollectible taxes, are recorded initially as deferred inflow of 
resources in the year they are levied and measurable. The unearned property tax revenues are 
recorded as revenue in the year they are available or collected. 

Interfund Balances 

On the fund financial statements, interfund loans are classified as due to/from other funds on the 
balance sheet. These amounts are eliminated in the governmental statement of net position. As of 
December 31, 2023, $205 of interest earned on investments was due from the General Fund to the 
Debt Service Fund. 

 
Deferred Inflows of Resources 

In addition to liabilities, the statement of net position reports a separate section for deferred inflows 
of resources. This separate financial statement element, deferred inflows of resources, represents an 
acquisition of net position that applies to a future period and so will not be recognized as an inflow 
of resources (revenue) until that time. The District has one item that qualifies for reporting in this 
category. Accordingly, the item, deferred property tax revenue, is deferred and recognized as an 
inflow of resources in the period that the amount becomes available. 

 
Amortization 

Original Issue Premium 

In the government‐wide financial statements, bond premiums are deferred and amortized over the 
life of the bonds using the effective interest method. In the fund financial statements, governmental 
fund types recognize bond premiums, as well as bond issuance costs, during the current period. The 
face amount of debt issued is reported as other financing sources. Premiums received on debt 
issuances are reported as other financing sources. Issuance costs, whether or not withheld from the 
actual debt proceeds received, are reported as expenditures. 
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NOTE 2 SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED) 
 

Equity 

Net Position 

For government-wide presentation purposes when both restricted and unrestricted resources are 
available for use, it is the District’s practice to use restricted resources first, then unrestricted 
resources as they are needed. 

 

Fund Balance 

Fund balance for governmental funds should be reported in classifications that comprise a hierarchy 
based on the extent to which the government is bound to honor constraints on the specific purposes 
for which spending can occur. Governmental funds report up to five classifications of fund balance: 
nonspendable, restricted, committed, assigned, and unassigned. Because circumstances differ 
among governments, not every government or every governmental fund will present all of these 
components. The following classifications describe the relative strength of the spending constraints: 

Nonspendable Fund Balance – The portion of fund balance that cannot be spent because it is 
either not in spendable form (such as prepaid amounts or inventory) or legally or contractually 
required to be maintained intact. 

 

Restricted Fund Balance – The portion of fund balance that is constrained to being used for a 
specific purpose by external parties (such as bondholders), constitutional provisions, or enabling 
legislation. 

 

Committed Fund Balance – The portion of fund balance that can only be used for specific 
purposes pursuant to constraints imposed by formal action of the government’s highest level of 
decision-making authority, the Board of Directors. The constraint may be removed or changed 
only through formal action of the Board of Directors. 

 
Assigned Fund Balance – The portion of fund balance that is constrained by the government’s 
intent to be used for specific purposes but is neither restricted nor committed. Intent is 
expressed by the Board of Directors to be used for a specific purpose. Constraints imposed on 
the use of assigned amounts are more easily removed or modified than those imposed on 
amounts that are classified as committed. 

 

Unassigned Fund Balance – The residual portion of fund balance that does not meet any of the 
criteria described above. 

If more than one classification of fund balance is available for use when an expenditure is 
incurred, it is the District’s practice to use the most restrictive classification first 

 

Deficits 

The General Fund reported a deficit in the fund financials statements as of December 31, 2023. The 
Deficit will be eliminated with the receipt of interest in 2024. 
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NOTE 3 CASH AND INVESTMENTS 

Cash and investments as of December 31, 2023, are classified in the accompanying financial 
statements as follows: 
 
Statement of Net Position:  
   Cash and Investments – Restricted $  3,152,295 

      Total Cash and Investments $  3,152,295 

Cash and investment as of December 31, 2023 consist of the following: 
Investments $  3,152,295 

      Total Cash and Investments $  3,152,295 

 
Deposits with Financial Institutions 

The Colorado Public Deposit Protection Act (PDPA) requires that all units of local government 
deposit cash in eligible public depositories. Eligibility is determined by state regulators. Amounts on 
deposit in excess of federal insurance levels must be collateralized. The eligible collateral is 
determined by the PDPA. PDPA allows the institution to create a single collateral pool for all public 
funds. The pool for all the uninsured public deposits as a group is to be maintained by another 
institution or held in trust. The market value of the collateral must be at least 102% of the aggregate 
uninsured deposits. 

The State Commissioners for banks and financial services are required by statute to monitor the 
naming of eligible depositories and reporting of the uninsured deposits and assets maintained in the 
collateral pools. 

At December 31, 2023, the District had no cash deposits. 

Investments 

The District has not adopted a formal investment policy; however, the District follows state statutes 
regarding investments. 

The District generally limits its concentration of investments to those noted with an asterisk (*) 
below, which are believed to have minimal credit risk, minimal interest rate risk and no foreign 
currency risk. Additionally, the District is not subject to concentration risk or investment custodial 
risk disclosure requirements for investments that are in the possession of another party. 

Colorado revised statutes limit investment maturities to five years or less unless formally approved 
by the Board of Directors. Such actions are generally associated with a debt service reserve or 
sinking fund requirements. 
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NOTE 3 CASH AND INVESTMENTS (CONTINUED) 

Investments (Continued) 
Colorado statutes specify investment instruments meeting defined rating and risk criteria in which 
local governments may invest, which include: 

. Obligations of the United States, certain U.S. government agency securities and 
securities of the World Bank 

. General obligation and revenue bonds of U.S. local government entities 

. Certain certificates of participation 

. Certain securities lending agreements 

. Bankers’ acceptances of certain banks 

. Commercial paper 

. Written repurchase agreements and certain reverse repurchase agreements 
collateralized by certain authorized securities 

. Certain money market funds 

. Guaranteed investment contracts 
* Local government investment pools 

As of December 31, 2023, the District had $3,152,295 invested in COLOTRUST PLUS+. 

ColoTrust 

The District invested in the Colorado Local Government Liquid Asset Trust (COLOTRUST) (the Trust), 
an investment vehicle established for local government entities in Colorado to pool surplus funds. 
The State Securities Commissioner administers and enforces all State statutes governing the Trust. 
The Trust currently offers three portfolios – COLOTRUST PRIME, COLOTRUST PLUS+, and 
COLOTRUST EDGE. COLOTRUST PRIME and COLOTRUST PLUS+, which operate similarly to a 
money market fund and each share is equal in value to $1.00, offer daily liquidity. Both portfolios 
may invest in U.S. Treasury securities and repurchase agreements collateralized by U.S. Treasury 
securities. COLOTRUST PLUS+ may also invest in certain obligations of U.S. government agencies, 
highest rated commercial paper, and any security allowed under CRS 24‐75‐601. COLOTRUST EDGE, 
a variable Net Asset Value (NAV) Local Government Investment Pool, offers weekly liquidity and is 
managed to approximate a $10.00 transactional share price. COLOTRUST EDGE may invest in 
securities authorized by CRS 24-75-601, including U.S. Treasury securities, repurchase agreements 
collateralized by U.S. Treasury securities, certain obligations of U.S. government agencies, highest 
rated commercial paper, and any security allowed under CRS 24-75-601. 

 

A designated custodial bank serves as custodian for the Trust’s portfolios pursuant to a custodian 
agreement. The custodian acts as safekeeping agent for the Trust’s investment portfolios and 
provides services as the depository in connection with direct investments and withdrawals. The 
custodian’s internal records segregate investments owned by the Trust. COLOTRUST PLUS+ is rated 
AAAm by Standard & Poor’s. COLOTRUST records its investments at fair value and the District 
records its investment in COLOTRUST at net asset value as determined by fair value. There are no 
unfunded commitments, the redemption frequency is daily or weekly, and there is no redemption 
notice period. 
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NOTE 4 LONG-TERM OBLIGATIONS 

The following is an analysis of the changes in the District’s long-term obligations for the year ended 
December 31, 2023: 
 

 

Balance at 
January 1, 

2023  Additions  Reductions  

Balance at 
December 
31, 2023  

Due 
Within 

One 
Year 

Limited Tax General Obligation          

Bonds - Series 2020A - Principal $   29,295,000  $               -  $                -  $ 29,295,000  $           - 

Subordinate Limited Tax General Obligation       
Bonds - Series 2020B - Principal 7,365,000  -  -  7,365,000  - 

Bonds - Series 2020B - Interest 1,703,772  672,973  -  2,376,745  - 

Subtotal 38,363,772  672,973  -  39,,036,745  - 

Bond Issuance Premium 1,670,401  -  (85,199)  1,585,202  - 

Total $   40,034,173  $ 672,973  $   (85,199)  $ 40,621,947  $           - 

 
 

The detail of the District’s long-term obligation is as follows: 
 

$29,295,000 General Obligation Limited Tax Bonds, Series 2020A, dated January 30, 2020, with 
interest of 5.00%. Interest is payable semiannually on June 1 and December 1, and principal payable 
annually on December 1. There is a $5,859,000 maximum surplus requirement and no reserve 
requirement on the 2020A Bonds. The 2020A Bonds are subject to optional redemption until March 
1, 2025 and on any date thereafter upon payment of par, accrued interest and with a redemption 
premium equal to a percentage of the principal amount so redeemed, as follows: 

 
 Date of Redemption   Redemption Premium  

March 1, 2025, to February 28, 2026 3.00% 
March 1, 2026, to February 28, 2027 2.00 
March 1, 2027, to February 29, 2028 1.00 
March 1, 2028, and thereafter 0.00 

 
The Bonds are also subject to a mandatory sinking fund redemption, in part, by lot, on December 1, 
2039 and on each December 1 thereafter prior to the maturity of the Bonds. 

The Bonds are secured by and payable from the Pledged Revenue consisting of monies derived by 
the District from the following sources, net of any collection costs: 1) the Required Mill Levy, 2) the 
portion of the Specific Ownership Tax which is collected as a result of the imposition of the Required 
Mill Levy, and 3) any other legally available monies which the District determines to be treated as 
Pledged Revenue. Required Mill Levy means an ad valorem mill levy imposed upon all taxable 
property of the District each year in an amount sufficient to pay the principal, premium if any, and 
interest on the Bonds as the same become due and payable. The Required Mill Levy is not to exceed 
50 mills and is adjusted for changes in the ratio of actual value to assessed value of property within 
the District. As of December 31, 2023, the adjusted maximum mill levy is 59.776 mills. 
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NOTE 4 LONG-TERM OBLIGATIONS (CONTINUED) 
 

$7,365,000 General Obligation Subordinate Limited Tax Bonds, Series 2020B, dated January 30, 
2020, with interest of 7.375%. Interest is payable annually on December 15, beginning December 15, 
2020, from, and to the extent of, Subordinate Pledged Revenue available, if any, and matures on 
December 15, 2049. The Subordinate Bonds are structured as cash flow bonds meaning that there 
are no scheduled payments of principal or interest prior to the final maturity date. Unpaid interest 
on the Subordinate Bonds compounds annually on each December 15. The District shall not be 
obligated to pay more than the amount permitted by law and the Election in repayment of the 
Subordinate Bonds. All of the Subordinate Bonds and interest thereon are to be deemed to be paid, 
satisfied, and discharged after the application of all available Subordinate Pledged Revenue on 
December 15, 2059 (the Subordinate Bonds Discharge Date), regardless of the amount of principal 
and interest paid prior to the Subordinate Bonds Discharge Date. 

The 2020B Bonds are subject to optional redemption on March 1, 2025 and on any date thereafter 
upon payment of par, accrued interest and with a redemption premium equal to a percentage of the 
principal amount so redeemed, as follows: 

 
 Date of Redemption   Redemption Premium  

March 1, 2025, to February 28, 2026 3.00% 
March 1, 2026, to February 28, 2027 2.00 
March 1, 2027, to February 29, 2028 1.00 
March 1, 2028, and thereafter 0.00 

 
The Bonds are also subject to a mandatory sinking fund redemption in part by lot on December 15 of 
each year commencing December 15, 2020. 

The Bonds are secured by and payable from the Pledged Revenue consisting of monies derived 
by the District from the following sources, net of any collection costs: 1) the Subordinate 
Required Mill Levy, 2) the portion of the Specific Ownership Tax which is collected as a result of 
the imposition of the Subordinate Required Mill Levy, and 3) any other legally available monies 
which the District determines to be treated as Pledged Revenue. Subordinate Required Mill Levy 
means an ad valorem mill levy imposed upon all taxable property of the District each year in an 
amount equal to 50 mills less the Senior Obligation mill levy, or such lesser amount which would 
generate Subordinate Property Tax Revenue, which when combined with moneys then on deposit 
in the Subordinate Bond Fund, will pay the Bonds in full in the year such levy is collected. The 
Subordinate Required Mill Levy is not to exceed 50 mills and is adjusted for changes in the ratio of 
actual value to assessed value of property within the District. As of December 31, 2023, the 
Subordinate Required Mill Levy is 0.000. 
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NOTE 4 LONG-TERM OBLIGATIONS (CONTINUED) 

 
The District’s long-term obligations relating to the general obligation bonds will mature as follows: 

 
Year Ending 

December 31, 
 

Principal  Interest  Total 
2024  $                                      -  $           1,464,750  $           1,464,750 
2025  -  1,464,750  1,464,750 
2026  70,000  1,464,750  1,534,750 
2027  290,000  1,461,250  1,751,250 
2028  460,000  1,446,750  1,906,750 

2029-2033  3,285,000  6,816,000  10,101,000 
2034-2038  4,780,000  5,852,750  10,632,750 
2039-2043  6,670,000  4,479,000  11,149,000 
2044-2048  9,165,000  2,574,250  11,739,250 

2049   4,575,000   228,750  4,803,750 

Total  $           29,295,000  $      27,253,000  $       56,548,000 

Authorized Debt 

At December 31, 2023, the District has authorized but unissued indebtedness in the 
following amounts allocated for the following purposes: 

 
 

  Amount 
Authorized 

November 8, 
2016 

 
Authorization 
Used – Series 
2020 Bonds 

 
Authorized but 

Unissued 

Street Improvements  $90,000,000  $19,200,000  $70,800,000 
Parks and Recreation  90,000,000  1,480,000  88,520,000 
Water  90,000,000  7,618,000  82,382,000 
Sanitation/Storm Sewer  90,000,000  8,362,000  81,638,000 
Transportation  90,000,000  -  90,000,000 
Mosquito Control  90,000,000  -  90,000,000 
Safety Protection  90,000,000  -  90,000,000 
Fire Protection  90,000,000  -  90,000,000 
Television Relay and Translation  90,000,000  -  90,000,000 
Security  90,000,000  -  90,000,000 

Total  $ 900,000,000  $36,660,000  $ 863,340,000 

  
Pursuant to the Amended and Restated Service Plan, the aggregate debt limit is 
$90,000,000 for all of District Nos. 1 – 4 combined, exclusive of refunding’s. 

 
Pursuant to the Amended and Restated Service Plan, the maximum mill levy for general obligation 
debt and operations and maintenance is 75.000 mills of which the District imposes 25.000 mills for 
operations. The combined mill levy of 75.000 mills is subject to adjustment for increases or 
decreases in the residential assessment ratio so that the actual tax revenues derived from the mill 
levy, as adjusted, are neither diminished nor enhanced as a result. 

 
In the future, the District may issue a portion or all of the remaining authorized but unissued general 
obligation debt for purposes of providing public improvements to support development as it occurs 
within the District’s service area. 
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NOTE 5 NET POSITION 

The District has net position consisting of two components – restricted and unrestricted. 
 

The restricted component of net position includes assets that are restricted for use either externally 
imposed by creditors, grantors, contributors, or laws and regulations of other governments or 
imposed by law through constitutional provisions or enabling legislations. The District had restricted 
net position as of December 31, 2023 as follows: 

 

 

 
Restricted Net Position: 

Debt Service 

Total 

Governmental 

 Activities  

 
 $ 3,157,854  

 $ 3,157,854  

 
The District has a deficit in unrestricted net position. The deficit was a result of the District being 
responsible for the repayment of bonds issued for public improvements which were constructed by 
District No. 1. 

 

NOTE 6 RELATED PARTIES 

The Developer of the property which constitutes the District is Shea Homes Limited Partnership. The 
majority members of the Board of Directors are employees, owners or otherwise associated with 
the Developer, and may have conflicts of interest in dealing with the District. 

 

NOTE 7 DISTRICT AGREEMENTS 
 

Amended and Restated Mill Levy Equalization Pledge Agreement 
The District entered in the Mill Levy Equalization and Pledge Agreement (MLEPA) with District No. 1 
on December 7, 2016, as amended and restated on January 8, 2020, in order to promote the 
integrated plan of development set forth in the Service Plan for the Districts. The MLEPA is intended 
to ensure an equitable allocation among the Districts of the costs of acquiring, installing, 
constructing, designing, administering, financing, operating, and maintaining streets, water, 
sanitation, and various other public improvements and services. Pursuant to the MLEPA, each 
financing district agrees to impose an Equalization Mills Levy consisting of the Debt Service Mill Levy 
plus the Operations and Maintenance Mill Levy in order to pay the Developer Debt, the Senior 
Bonds, and the operations and maintenance costs of the Districts. The MLEPA generally defines the 
term Developer Debt as amounts owed to the Developer for advancing of amounts to fund 
operations shortfalls, amounts owed to the Developer for advancing of guaranty payments on the 
Senior Bonds, amounts owed to the Developer for the provision of public improvements and any 
other repayment obligation incurred by the Districts in connections with advances made by the 
Developer to the Districts. The MLEPA generally defines the term Senior Bonds as all Bonds issued 
by any of the Financing Districts, now or in the future, which bonds shall be senior to any obligation 
of the Districts under the MLEPA. 
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NOTE 7 DISTRICT AGREEMENTS (continued) 
 

District Operating Services Agreement 

The District entered into the District Operating Services Agreement with District No. 1 on December 
7, 2016 wherein District No. 1 shall perform the administrative services on behalf of the District. The 
District, as a party to the MLEPA, shall be responsible for any and all costs incurred by District No. 1 
in providing administrative and operations and maintenance services (collectively, the Operating 
Services) through the imposition of the Operations and Maintenance Mill Levy, as well as the Debt 
Service Mill Levy to the extent the District borrows revenues to pay for public infrastructure costs. In 
the event the Operations and Maintenance Mill Levy is not appropriate or is otherwise insufficient, 
the District may impose user fees to pay such costs. 

 

Mill Levy Agreement 

The District entered into the Mill Levy Agreement with District No. 1 on January 1, 2022, as 
amended on November 8, 2023, wherein District No. 1 shall cooperate and coordinate with the 
District in good faith to ensure that a mill levy is imposed by District No. 1 equal to the Equalization 
Mill Levy (comprised of the Debt Service Mill Levy and the Operations and Maintenance Mill Levy) 
that is to be certified by the District in accordance with the MLEPA. The Debt Service Revenue 
generated by District No. 1 is pledged to the District for the purpose of paying construction or debt 
service costs and obligations of the District or for the benefit of the constituents of District No. 1 and 
the District. 

 

NOTE 8 RISK MANAGEMENT 
 

The District is exposed to various risks of loss related to torts, thefts of, damage to, or destruction of 
assets, errors or omissions, injuries to employees, or acts of God. 

 

The District is a member of the Colorado Special Districts Property and Liability Pool (the Pool). The 
Pool is an organization created by intergovernmental agreement to provide property, liability, public 
officials’ liability, boiler and machinery and workers’ compensation coverage to its members. Settled 
claims have not exceeded this coverage in any of the past three fiscal years. 
 

The District pays annual premiums to the Pool for liability, workers’ compensation, property, and 
public officials’ liability coverage. In the event aggregated losses incurred by the Pool exceed 
amounts recoverable from reinsurance contracts and funds accumulated by the Pool, the Pool may 
require additional contributions from the Pool members. Any excess funds which the Pool 
determines are not needed for purposes of the Pool may be returned to the members pursuant to a 
distribution formula. 
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NOTE 9 TAX, SPENDING AND DEBT LIMITATIONS 

Article X, Section 20 of the Colorado Constitution, referred to as the Taxpayer’s Bill of Rights 
(TABOR), contains tax, spending, revenue and debt limitations which apply to the state of Colorado 
and all local governments. 

 

Spending and revenue limits are determined based on the prior year’s Fiscal Year Spending adjusted 
for allowable increases based upon inflation and local growth. Fiscal Year Spending is generally 
defined as expenditures plus reserve increases with certain exceptions. Revenue in excess of the 
Fiscal Year Spending limits must be refunded unless the voters approve retention of such revenue. 

On November 8, 2016, a majority of the District’s electors authorized the District to collect and 
spend or retain in a reserve all currently levied taxes and fees of the District without regard to any 
limitations under TABOR. 

 
TABOR requires local governments to establish Emergency Reserves. These reserves must be at least 
3% of Fiscal Year Spending (excluding bonded debt service). Local governments are not allowed to 
use the Emergency Reserves to compensate for economic conditions, revenue shortfalls, or salary or 
benefit increases. District No. 1 serves as the Operating District and has established an Emergency 
Reserve for the District. 

 
The District’s management believes it is in compliance with the provisions of TABOR. However, 
TABOR is complex and subject to interpretation. Many of the provisions, including the interpretation 
of how to calculate Fiscal Year Spending limits will require judicial interpretation. 
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MIRABELLE METROPOLITAN DISTRICT NO. 2 
DEBT SERVICE FUND 

SCHEDULE OF REVENUES, EXPENDITURES, AND CHANGES 
IN FUND BALANCE – BUDGET AND ACTUAL 

YEAR ENDED DECEMBER 31, 2023 

 

 

 

Original and  
Final Budget   

Actual 
Amounts   

Variance with 
Final Budget 

Positive 
(Negative)  

Revenues      
Property Taxes $      883,846  $        883,848  2 

Specific Ownership Taxes 79,546  81,963  2,417 

Interest on Late Tax Payments -  380  380 

Net Investment Income 45,000  182,640  137,640 

Intergovernmental Revenues 9,520  9,545  25 

Total Revenues 1,017,912  1,158,376  140,464 
      

Expenditures      

Current:      

County Treasurer's Fees 13,258  13,264  (6) 

Debt Service:      

Bond Interest - Series 2020A 1,464,750  1,464,750  - 

Paying Agent Fees 7,000  7,000  - 

Total Expenditures 1,485,008  1,485,014  (6) 
      

Excess of Revenues Over (Under) Expenditures (467,096)  (326,638)  140,458 

Fund Balances - Beginning of Year 3,444,277  3,484,492  40,215 

Fund Balances - End of Year $  2,977,181  $    3,157,854  $        180,673 
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Year Ended 
December 31, 

 
Prior Year 
Assessed 

Valuation for 
Current Year 

Property Tax Levy 

 

Mills 
Levied 

 

Property Taxes  

 

   

Levied 

 

Collected 

 Precent 
Collected to 

Levied 

2019  $                      20  27.638  $                  1  $                  1  100.00 

2020  14,920  83.495  1,246  1,246  100.00 

2021  3,093,550  83.496  258,299  258,300  100.00 

2022  9,211,820  83.496  769,150  769,152  100.00 

2023  15,878,230  83.496  1,325,769  1,325,771  100.00 

Estimated for 

Year Ending 

December 31, 

2024 

 

$   32,920,810 

 

89.664 

 

$2,951,811 

 

 

 

 

 
NOTE: 

Property taxes collected in any one year may include collection of delinquent property taxes levied in prior 

years. 
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$29,295,000  

Limited Tax General Obligation Bonds  
Series 2020A 

Dated January 30, 2020 

 Principal Due December 1  

Interest Rate 5.00%  

Payable June 1 and December 1 

Year Ending 
December 31, 

 Principal    Interest    Total  

2024 $                     -  $ 1,464,750  $    1,464,750 
2025 -  1,464,750  1,464,750 
2026 70,000  1,464,750  1,534,750 
2027 290,000  1,461,250  1,751,250 
2028 460,000  1,446,750  1,906,750 
2029 550,000  1,423,750  1,973,750 
2030 615,000  1,396,250  2,011,250 
2031 645,000  1,365,500  2,010,500 
2032 720,000  1,333,250  2,053,250 
2033 755,000  1,297,250  2,052,250 
2034 835,000  1,259,500  2,094,500 
2035 875,000  1,217,750  2,092,750 
2036 960,000  1,174,000  2,134,000 
2037 1,010,000  1,126,000  2,136,000 
2038 1,100,000  1,075,500  2,175,500 
2039 1,155,000  1,020,500  2,175,500 
2040 1,260,000  962,750  2,222,750 
2041 1,320,000  899,750  2,219,750 
2042 1,430,000  833,750  2,263,750 
2043 1,505,000  762,250  2,267,250 
2044 1,625,000  687,000  2,312,000 
2045 1,705,000  605,750  2,310,750 
2046 1,835,000  520,500  2,355,500 
2047 1,930,000  428,750  2,358,750 
2048 2,070,000  332,250  2,402,250 
2049 4,575,000  228,750  4,803,750 
Total $29,295,000  $  27,253,000  $   56,548,000 
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MIRABELLE METROPOLITAN DISTRICT NO. 1 

ANNUAL BUDGET 

FOR THE YEAR ENDING DECEMBER 31, 2023 



1/18/23

ACTUAL ESTIMATED BUDGET 
2021 2022 2023

BEGINNING FUND BALANCES (296,944)$      (377,104)$   8,400$   

REVENUES
Property taxes 10,729  9,744  13,284  
Specific ownership tax 1,035  803  1,196  
Interest income 193  900  500  
Penalties 613  2,000  2,500  
Operations & maintenance fee 37,148  111,000  145,806  
Tap and option payments 1,943,676  2,608,026  3,551,112  
Developer advance 10,998,239  5,654,732  2,987,882  
Intergovernmental revenues 93,126  275,137  475,167  
Other revenue 34,370  - 100 

Total revenues 13,119,129  8,662,342  7,177,547  

TRANSFERS IN 5,644  152,333  324,421  

Total funds available 12,827,829  8,437,571  7,510,368  

EXPENDITURES
General Fund 101,999  124,888  150,000  
Special Revenue Fund 197,187  322,000  945,000  
Debt Service Fund - 7,016 9,753  
Capital Projects Fund 12,900,103 7,822,934 6,066,721

Total expenditures 13,199,289  8,276,838  7,171,474  

TRANSFERS OUT 5,644  152,333  324,421  

Total expenditures and transfers out 
requiring appropriation 13,204,933  8,429,171  7,495,895  

ENDING FUND BALANCES (377,104)$      8,400$   14,473$   

EMERGENCY RESERVE 3,200$   8,400$   14,500$   
TOTAL RESERVE 3,200$   8,400$   14,500$   

MIRABELLE METROPOLITAN DISTRICT NO. 1
SUMMARY

2023 BUDGET
WITH 2021 ACTUAL AND 2022 ESTIMATED

For the Years Ended and Ending December 31,

No assurance provided.  See summary of significant assumptions. 
1



1/18/23

ACTUAL ESTIMATED BUDGET 
2021 2022 2023

ASSESSED VALUATION

State assessed 25,700           23,200           28,600           

Personal property 102,800         93,500           130,500         

Certified Assessed Value 128,500$       116,700$       159,100$       

MILL LEVY

General 83.496 27.832 27.832

Debt Service 0.000 55.664 55.664

Total mill levy 83.496 83.496 83.496

PROPERTY TAXES

General 10,729$         3,248$           4,428$           

Debt Service -                 6,496             8,856             

Budgeted property taxes 10,729$         9,744$           13,284$         

BUDGETED PROPERTY TAXES
General 10,729$         3,248$           4,428$           
Debt Service -                 6,496             8,856             

10,729$         9,744$           13,284$         

MIRABELLE METROPOLITAN DISTRICT NO. 1
PROPERTY TAX SUMMARY INFORMATION

2023 BUDGET
WITH 2021 ACTUAL AND 2022 ESTIMATED

For the Years Ended and Ending December 31,

No assurance provided.  See summary of significant assumptions.
2



1/18/23

ACTUAL ESTIMATED BUDGET 
2021 2022 2023

BEGINNING FUND BALANCES 5,073$           6,053$           8,400$           

REVENUES
Property taxes 10,729           3,248             4,428             
Specific ownership tax 1,035             283                399                
Interest income 193                900                500                
Developer advance 3,540             -                     -                     
Intergovernmental revenues 93,126           275,137         475,167         

Total revenues 108,623         279,568         480,494         

Total funds available 113,696         285,621         488,894         

EXPENDITURES
General and administrative

Accounting 31,137           40,000           46,000           
Auditing 8,900             9,200             10,000           
County Treasurer's fee 164                49                  66                  
Dues and licenses 1,042             889                1,600             
Insurance and bonds 5,053             5,303             6,000             
District management 21,968           31,000           40,500           
Legal services 32,273           32,000           36,000           
Miscellaneous 1,462             2,000             3,000             
Election expense -                     4,447             4,500             
Contingency -                     -                     2,334             

Total expenditures 101,999         124,888         150,000         

TRANSFERS OUT
Transfers to other fund 5,644             152,333         324,421         

Total expenditures and transfers out 
requiring appropriation 107,643         277,221         474,421         

ENDING FUND BALANCES 6,053$           8,400$           14,473$         

EMERGENCY RESERVE 3,200$           8,400$           14,500$         
TOTAL RESERVE 3,200$           8,400$           14,500$         

For the Years Ended and Ending December 31,

MIRABELLE METROPOLITAN DISTRICT NO. 1
GENERAL FUND 

2023 BUDGET
WITH 2021 ACTUAL AND 2022 ESTIMATED

No assurance provided.  See summary of significant assumptions.
3



1/18/23

ACTUAL ESTIMATED BUDGET 
2021 2022 2023

BEGINNING FUND BALANCES 2,618$           (7,534)$          -$                   

REVENUES
Developer advance 143,630         64,201           472,273         
Operations & maintenance fee 37,148           111,000         145,806         
Penalties 613                2,000             2,500             

Total revenues 181,391         177,201         620,579         

TRANSFERS IN
Transfers from other funds 5,644             152,333         324,421         

Total funds available 189,653         322,000         945,000         

EXPENDITURES
Operations and maintenance 

Repairs and maintenance 119                -                     6,200             
Snow removal 5,463             40,000           60,000           
Stormwater facilities maintenance -                     -                     175,472         
Landscape contract 93,800           250,000         465,036         
Irrigation/landscape repairs -                     -                     50,000           
Water 97,805           30,000           116,501         
Site Utilities -                     2,000             4,200             
Contingency -                     -                     67,592           

Total expenditures 197,187         322,000         945,000         

Total expenditures and transfers out 
requiring appropriation 197,187         322,000         945,000         

ENDING FUND BALANCES (7,534)$          -$                   -$                   

MIRABELLE METROPOLITAN DISTRICT NO. 1
SPECIAL REVENUE FUND

2023 BUDGET
 WITH 2021 ACTUAL AND 2022 ESTIMATED

For the Years Ended and Ending December 31,

No assurance provided.  See summary of significant assumptions.
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1/18/23

ACTUAL ESTIMATED BUDGET 
2021 2022 2023

BEGINNING FUND BALANCES -$                   -$                   -$                   

REVENUES
Property taxes -                     6,496             8,856             
Specific ownership tax -                     520                797                
Other revenue -                     -                     100                

Total revenues -                     7,016             9,753             

Total funds available -                     7,016             9,753             

EXPENDITURES
General and administrative

County Treasurer's fee -                     97                  133                
Intergovernmental expenditures -                     6,919             9,520             
Contingency -                     -                     100                

Total expenditures -                     7,016             9,753             

Total expenditures and transfers out 
requiring appropriation -                     7,016             9,753             

ENDING FUND BALANCES -$                   -$                   -$                   

MIRABELLE METROPOLITAN DISTRICT NO. 1
DEBT SERVICE FUND 

2023 BUDGET
WITH 2021 ACTUAL AND 2022 ESTIMATED

For the Years Ended and Ending December 31,

No assurance provided.  See summary of significant assumptions.
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1/18/23

ACTUAL ESTIMATED BUDGET 
2021 2022 2023

BEGINNING FUND BALANCES (304,635)$      (375,623)$      -$                   

REVENUES
Developer advance 10,851,069    5,590,531      2,515,609      
Tap and option payments 1,943,676      2,608,026      3,551,112      
Other revenue 34,370           -                     -                     

Total revenues 12,829,115    8,198,557      6,066,721      

Total funds available 12,524,480    7,822,934      6,066,721      

EXPENDITURES
General and Administrative

Accounting 12,092           17,000           50,000           
Legal services 16,804           7,500             40,000           

Capital Projects 
Engineering 209,791         -                     -                     
Solstice Filing 1 Infrastructure 5,689,602      7,000             213,863         
Solstice Filings 2-4 Infrastructure -                     220,000         222,000         
Offsite - South East Access Rd. Eagle River St improvements -                     175,000         27,465           
Landscaping/Buffer Areas/Parks 2,720,070      4,656,535      1,950,650      
ARS Payment 250,000         -                     -                     
Purchased capacity - CWSD 1,871,604      2,465,764      3,297,588      
Tap option payment 295,260         259,350         211,891         
Irrigation meter fees 2,161             14,785           -                     
Street Lights & Traffic 534                -                     -                     
Roadways - Martin Marietta & Advanced Concrete Filing 2-4 1,173,966      -                     -                     
Utilities - HEI Filings 2-4 609,463         -                     -                     
Landscape Architecture 48,756           -                     -                     
Contingency -                     -                     53,264           

Total expenditures 12,900,103    7,822,934      6,066,721      

Total expenditures and transfers out 
requiring appropriation 12,900,103    7,822,934      6,066,721      

ENDING FUND BALANCES (375,623)$      -$                   -$                   

MIRABELLE METROPOLITAN DISTRICT NO. 1
CAPITAL PROJECTS FUND 

2023 BUDGET
WITH 2021 ACTUAL AND 2022 ESTIMATED

For the Years Ended and Ending December 31,

No assurance provided.  See summary of significant assumptions.
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2023 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
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Services Provided 

The District, a quasi-municipal corporation and a political subdivision of the State of Colorado, was 
organized by the order and decree of the District Court for Douglas County on June 25, 1980, and is 
governed pursuant to provisions of the Colorado Special District Act (Title 32 Article 1, Colorado Revised 
Statues). The District’s service area in located in Douglas County.  

The District’s election held on November 8, 2016 authorized debt of $900,000,000 for street 
improvements, water, park and recreation, sanitation/sewer, mosquito control, security, transportation, 
safety protection, television relay and translation, and fire protection. Additionally, the District authorized 
the District’s taxes be increased $2,000,000 annually to pay the District’s general and administrative costs. 

The District has no employees and all administrative functions are contracted. 

The District prepares its budget on the modified accrual basis of accounting in accordance with the 
requirements of Colorado Revised Statutes C.R.S. 29-1-105 using its best estimates as of the date of 
the budget hearing. These estimates are based on expected conditions and its expected course of 
actions. The assumptions disclosed herein are those that the District believes are significant to the 
budget. There will usually be differences between the budget and actual results, because events and 
circumstances frequently do not occur as expected, and those differences may be material. 

Revenues 
Property Taxes 

Property taxes are levied by the District’s Board of Directors. The levy is based on assessed valuations 
determined by the County Assessor generally as of January 1 of each year. The levy is normally set by 
December 15 by certification to the County Commissioners to put the tax lien on the individual 
properties as of January 1 of the following year. The County Treasurer collects the determined taxes 
during the ensuing calendar year. The taxes are payable by April or, if in equal installments, at the 
taxpayer’s election, in February and June. Delinquent taxpayers are notified in August and generally 
sales of the tax liens on delinquent properties are held in November or December. The County 
Treasurer remits the taxes collected monthly to the District. 

The calculation of the taxes levied is displayed on the Property Tax Summary Information page of the 
budget. 

Senate Bill 21-293 among other things, designates multi-family residential real property (defined 
generally, as property that is a multi-structure of four or more units) as a new subclass of residential 
real property. For tax collection year 2023, the assessment rate for single family residential property 
decreases to 6.95% from 7.15%. The rate for multifamily residential property, the newly created 
subclass, decreases to 6.80% from 7.15%. Agricultural and renewable energy production property 
decreases to 26.4% from 29.0%. Producing oil and gas remains at 87.5%. All other nonresidential 
property stays at 29%. 



MIRABELLE METROPOLITAN DISTRICT NO. 1 
2023 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
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Specific Ownership Taxes 
 
Specific ownership taxes are set by the State and collected by the County Treasurer, primarily on 
vehicle licensing within the County as a whole. The specific ownership taxes are allocated by the 
County Treasurer to all taxing entities within the County. The forecast assumes that the District’s share 
will be equal to approximately 9% of the property taxes collected. 
 
Operations and maintenance fee 
 
The District will collect a fee of $40 per month from homeowners of the District to pay for the District’s 
costs of operations, payable in quarterly installments. 
 
 
Developer Advances 
 
The District is in the development stage. As such, the operating and administrative expenditures, and 
capital outlay will be partially funded by the Developer. Developer advances are recorded as revenue 
for budget purposes with an obligation for future repayment when the District is financially able to 
reimburse the Developer from bond proceeds and other legally available revenue.  
 
Intergovernmental Revenues 
 
Pursuant to an Intergovernmental Agreement with Mirabelle Metropolitan District No. 2, the 
intergovernmental revenues represent transfers from Mirabelle Metropolitan District No. 2 to provide 
funding for the overall administrative and operating costs, as well as capital expenditures for the 
District. 
 

 
 

Expenditures 
 
Administrative and Operating Expenditures 
 
Administrative and operating expenditures have been provided based on estimates of the District’s 
Board of Directors and consultants and include the services necessary to maintain the District’s 
administrative viability such as accounting, legal, insurance, and other administrative expenditures. 
 
County Treasurer's Fees 
 
County Treasurer's fees have been computed at 1.5% of property tax collections. 
 
Intergovernmental Expenditures 
 
Pursuant to a Mill Levy Agreement with Mirabelle Metropolitan District No. 2, the intergovernmental 
expenditures represent transfers to Mirabelle Metropolitan District No. 2 for the sole purpose of paying 
construction or debt service costs and obligations of the District. 
 
 
 
 
 



MIRABELLE METROPOLITAN DISTRICT NO. 1 
2023 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 
 

9 

Capital Outlay 
 
The District anticipates capital expenditures during the fiscal year as displayed on the Capital Projects 
Funds page.  
 

Reserve Funds 
 

Emergency Reserve 
 
The district has provided for an Emergency Reserve equal to at least 3% of the fiscal year spending for 
2023, as defined under TABOR. 
 
 
 
  



MIRABELLE METROPOLITAN DISTRICT NO. 1 
2023 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
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Balance at Balance at
December 31, 2021 Additions* Payments* December 31, 2022*

Developer Advances - Capital 17,043,956$      4,977,708$        -$   22,021,664$   
Accrued Interest on Developer Advances - Capital 264   -   -   264    
Developer Advances - CWSD 624,389   259,350   -   883,739  
Accrued Interest on Developer Advances - CWSD 71,026   68,400     -   139,426  
Developer Advances - General 442,562   64,201     -   506,763  
Accrued Interest on Developer Advances - General 61,200   36,411     -   97,611            

18,243,397$      5,406,070$        -$   23,649,467$   

Balance at Balance at
December 31, 2022* Additions* Payments* December 31, 2023*

Developer Advances - Capital 22,021,664$      3,964,124$        -$   25,985,788$   
Accrued Interest on Developer Advances - Capital 264   -   -   264    
Developer Advances - CWSD 883,739   211,891   -   1,095,630    
Accrued Interest on Developer Advances - CWSD 139,426   68,455     -   207,881  
Developer Advances - General 506,763   472,273   -   979,036  
Accrued Interest on Developer Advances - General 97,611   71,702     -   169,313                

23,649,467$      4,788,445$        -$   28,437,912$   

*Estimated amounts

Mirabelle Metropolitan District No. 1
Schedule of Developer Advances

This information is an integral part of the accompanying budget. 
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4056 County Tax Entity Code  DOLA LGID/SID 18018  
 

CERTIFICATION OF TAX LEVIES for NON-SCHOOL Governments 
 

TO:  County Commissioners1 of   DOUGLAS COUNTY  , Colorado. 
   
On behalf of the  MIRABELLE METROPOLITAN DISTRICT NO. 1 , 

 (taxing entity)A  

  the   BOARD OF DIRECTORS     
 (governing body)B 

  of the  MIRABELLE METROPOLITAN DISTRICT NO. 1 
 (local government)C 

 Hereby officially certifies the following mills 
to be levied against the taxing entity’s GROSS 
assessed valuation of: 

$ 159,100 
 (GROSSD assessed valuation, Line 2 of the Certification of Valuation Form DLG 57E) 

 Note:  If the assessor certified a NET assessed valuation 
(AV) different than the GROSS AV due to a Tax 
Increment Financing (TIF) AreaF the tax levies must be 
calculated using the NET AV.  The taxing entity’s total 
property tax revenue will be derived from the mill levy 
multiplied against the NET assessed valuation of: 

$ 159,100 

 

(NETG assessed valuation, Line 4 of the Certification of Valuation Form DLG 57) 
USE VALUE FROM FINAL CERTIFICATION OF VALUATION PROVIDED 

BY ASSESSOR NO LATER THAN DECEMBER 10 
 
Submitted: 12/02/2022  for budget/fiscal year  2023 . 
(no later than Dec. 15) (mm/dd/yyyy)  (yyyy)  
 

 PURPOSE (see end notes for definitions and examples)  LEVY2  REVENUE2 

 1. General Operating ExpensesH  27.832 mills $4,428 

 2. <Minus> Temporary General Property Tax Credit/ 
Temporary Mill Levy Rate ReductionI  <       > mills $ <       > 

 SUBTOTAL FOR GENERAL OPERATING:  27.832 mills $4,428 
      

 3. General Obligation Bonds and InterestJ    mills $ 

 4. Contractual ObligationsK     55.664   mills $8,856                 

 5. Capital ExpendituresL        mills $        

 6. Refunds/AbatementsM        mills $        

7.    OtherN (specify):         mills $        

         mills $        
       

 TOTAL: [ Sum of General Operating 
Subtotal and Lines  3 to 7 ] 83.496 mills $13,284 

 
Contact person: 
(print) Shelby Clymer 

Daytime 
phone:  ( 303 ) 779-5710 

Signed:  Title: Accountant for the District 

 
1 If the taxing entity’s boundaries include more than one county, you must certify the levies to each county.  Use a separate form 
for each county and certify the same levies uniformly to each county per Article X, Section 3 of the Colorado Constitution. 
2 Levies must be rounded to three decimal places and revenue must be calculated from the total NET assessed valuation (Line 4 of 
Form DLG57 on the County Assessor’s FINAL certification of valuation).  
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Include one copy of this tax entity’s completed form when filing the local government’s budget by January 31st, per 29-1-113 C.R.S., with the 
Division of Local Government (DLG), Room 521, 1313 Sherman Street, Denver, CO 80203.  Questions?  Call DLG at (303) 864-7720. 
 

CERTIFICATION OF TAX LEVIES, continued 
 
 
THIS SECTION APPLIES TO TITLE 32, ARTICLE 1 SPECIAL DISTRICTS THAT LEVY TAXES 
FOR PAYMENT OF GENERAL OBLIGATION DEBT (32-1-1603 C.R.S.).  Taxing entities that are 
Special Districts or Subdistricts of Special Districts must certify separate mill levies and revenues to the 
Board of County Commissioners, one each for the funding requirements of each debt (32-1-1603, C.R.S.)  
Use additional pages as necessary.  The Special District’s or Subdistrict’s total levies for general obligation 
bonds and total levies for contractual obligations should be recorded on Page 1, Lines 3 and 4 respectively.  
 
CERTIFY A SEPARATE MILL LEVY FOR EACH BOND OR CONTRACT: 
 
BONDSJ:  
1. Purpose of Issue:  
 Series:   

Date of Issue:  
Coupon Rate:   
Maturity Date:  
Levy:   
Revenue:  

 
2. Purpose of Issue:   
 Series:    

Date of Issue:   
Coupon Rate:    
Maturity Date:   
Levy:    
Revenue:   

 
CONTRACTSK: 
3. Purpose of Contract: Infrastructure Improvements 
 Title: Mill levy Agreement with Mirabelle Metro District No. 2 

Date: January 1,2022 
Principal Amount: N/A 
Maturity Date: N/A 
Levy: 55.664 
Revenue: $8,856 

 
4. Purpose of Contract:        
 Title:        

Date:        
Principal Amount:        
Maturity Date:        
Levy:        
Revenue:        

 
Use multiple copies of this page as necessary to separately report all bond and contractual obligations per 32-1-1603, C.R.S. 
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2023 Budgets and Amendments 

  



MIRABELLE METROPOLITAN DISTRICT NO. 2 

ANNUAL BUDGET 

FOR THE YEAR ENDING DECEMBER 31, 2023 



12/1/22

ACTUAL ESTIMATED BUDGET 
2021 2022 2023

BEGINNING FUND BALANCES 5,615,948$    4,332,483$    3,444,277$    

REVENUES
Property taxes 258,300  769,150  1,325,769  
Specific ownership tax 24,910  69,050  119,319  
Interest income 2,075  25,100  45,100  
Other Revenue -  -  3,000  
Intergovernmental revenues - 6,919 9,520  

Total revenues 285,285  870,219  1,502,708  

Total funds available 5,901,233  5,202,702  4,946,985  

EXPENDITURES
General Fund 94,417  278,983  484,796  

Debt Service Fund 1,474,333  1,479,442  1,485,008  

Total expenditures 1,568,750  1,758,425  1,969,804  

Total expenditures and transfers out 
requiring appropriation 1,568,750  1,758,425  1,969,804  

ENDING FUND BALANCES 4,332,483$    3,444,277$    2,977,181$    

SURPLUS FUND 2,604,948$    3,115,000$    2,915,000$    
TOTAL RESERVE 2,604,948$    3,115,000$    2,915,000$    

MIRABELLE METROPOLITAN DISTRICT NO. 2
SUMMARY

2023 BUDGET
WITH 2021 ACTUAL AND 2022 ESTIMATED

For the Years Ended and Ending December 31,

No assurance is provided. See summary of significant assumptions. 
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12/1/22

ACTUAL ESTIMATED BUDGET 
2021 2022 2023

ASSESSED VALUATION

Residential 120,660$   2,030,020$    6,678,290$   

Personal - 237,680 656,610  

Agricultural 1,450  2,240  1,680  

State assessed - 400 3,300  
Vacant land 2,971,440  6,941,480 8,538,350  

Certified Assessed Value 3,093,550$   9,211,820$   15,878,230$  

MILL LEVY

General 27.832 27.832 27.832

Debt Service 55.664 55.664 55.664

Total mill levy 83.496 83.496 83.496

PROPERTY TAXES

General 86,100$   256,383$   441,923$   

Debt Service 172,199  512,767  883,846  

Levied property taxes 258,299  769,150  1,325,769  
Adjustments to actual/rounding 1  - - 

Budgeted property taxes 258,300$   769,150$   1,325,769$    

BUDGETED PROPERTY TAXES
General 86,100$   256,383$   441,923$   
Debt Service 172,200  512,767  883,846  

258,300$   769,150$   1,325,769$    

MIRABELLE METROPOLITAN DISTRICT NO. 2
PROPERTY TAX SUMMARY INFORMATION

2023 BUDGET
WITH 2021 ACTUAL AND 2022 ESTIMATED

For the Years Ended and Ending December 31,

No assurance is provided. See summary of significant assumptions. 
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12/1/22

ACTUAL ESTIMATED BUDGET 
2021 2022 2023

BEGINNING FUND BALANCES -$  -$  -$   

REVENUES
Property taxes 86,100  256,383  441,923  
Specific ownership tax 8,303  22,500  39,773  
Interest income 14  100  100  
Other revenue -  -  3,000  

Total revenues 94,417  278,983  484,796  

Total funds available 94,417  278,983  484,796  

EXPENDITURES
County Treasurer's fee 1,291  3,846  6,629  
Contingency -  -  3,000  
Intergovernmental expenditures 93,126  275,137  475,167  

Total expenditures 94,417  278,983  484,796  

Total expenditures and transfers out 
requiring appropriation 94,417  278,983  484,796  

ENDING FUND BALANCES -$  -$  -$   

For the Years Ended and Ending December 31,

MIRABELLE METROPOLITAN DISTRICT NO. 2
GENERAL FUND 

2023 BUDGET
WITH 2021 ACTUAL AND 2022 ESTIMATED

No assurance is provided. See summary of significant assumptions. 
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12/1/22

ACTUAL ESTIMATED BUDGET 
2021 2022 2023

BEGINNING FUND BALANCES 5,615,948$    4,332,483$    3,444,277$    

REVENUES
Property taxes 172,200  512,767  883,846  
Specific ownership tax 16,607  46,550  79,546  
Interest income 2,061  25,000  45,000  
Intergovernmental revenues - 6,919 9,520  

Total revenues 190,868  591,236  1,017,912  

Total funds available 5,806,816  4,923,719  4,462,189  

EXPENDITURES
General and administrative

County Treasurer's fee 2,583  7,692  13,258  
Debt Service 

Paying agent fees 7,000  7,000  7,000  
Bond interest - Series 2020A 1,464,750  1,464,750  1,464,750  

Total expenditures 1,474,333  1,479,442  1,485,008  

Total expenditures and transfers out 
requiring appropriation 1,474,333  1,479,442  1,485,008  

ENDING FUND BALANCES 4,332,483$    3,444,277$    2,977,181$    

SURPLUS FUND 2,601,089$    3,115,000$    2,915,000$    
TOTAL RESERVE 2,601,089$    3,115,000$    2,915,000$    

MIRABELLE METROPOLITAN DISTRICT NO. 2
DEBT SERVICE FUND 

2023 BUDGET
WITH 2021 ACTUAL AND 2022 ESTIMATED

For the Years Ended and Ending December 31,

No assurance is provided. See summary of significant assumptions. 
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MIRABELLE METROPOLITAN DISTRICT NO. 2 
2023 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 

Services Provided 

The District, a quasi-municipal corporation and a political subdivision of the State of Colorado, was 
organized by the order and decree of the District Court for Douglas County on June 25, 1980, and is 
governed pursuant to provisions of the Colorado Special District Act (Title 32 Article 1, Colorado Revised 
Statues). The District’s service area in located in Douglas County.  

The District’s election held on November 8, 2016 authorized debt of $900,000,000 for street 
improvements, water, park and recreation, sanitation/sewer, mosquito control, security, transportation, 
safety protection, television relay and translation, and fire protection. Additionally, the District authorized 
the District’s taxes be increased $2,000,000 annually to pay the District’s general and administrative costs. 

The District has no employees and all administrative functions are contracted. 

The District prepares its budget on the modified accrual basis of accounting in accordance with the 
requirements of Colorado Revised Statutes C.R.S. 29-1-105 using its best estimates as of the date of 
the budget hearing. These estimates are based on expected conditions and its expected course of 
actions. The assumptions disclosed herein are those that the District believes are significant to the 
budget. There will usually be differences between the budget and actual results, because events and 
circumstances frequently do not occur as expected, and those differences may be material. 

Revenues 

Property Taxes 

Property taxes are levied by the District’s Board of Directors.  The levy is based on assessed valuations 
determined by the County Assessor generally as of January 1 of each year. The levy is normally set by 
December 15 by certification to the County Commissioners to put the tax lien on the individual 
properties as of January 1 of the following year. The County Treasurer collects the determined taxes 
during the ensuing calendar year. The taxes are payable by April or, if in equal installments, at the 
taxpayer’s election, in February and June. Delinquent taxpayers are notified in August and generally 
sales of the tax liens on delinquent properties are held in November or December. The County 
Treasurer remits the taxes collected monthly to the District. 

The calculation of the taxes levied is displayed on the Property Tax Summary page of the budget using 
the adopted mill levy imposed by the District. 

Senate Bill 21-293 among other things, designates multi-family residential real property (defined 
generally, as property that is a multi-structure of four or more units) as a new subclass of residential 
real property. For tax collection year 2023, the assessment rate for single family residential property 
decreases to 6.95% from 7.15%. The rate for multifamily residential property, the newly created 
subclass, decreases to 6.80% from 7.15%. Agricultural and renewable energy production property 
decreases to 26.4% from 29.0%. Producing oil and gas remains at 87.5%. All other nonresidential 
property stays at 29%. 
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MIRABELLE METROPOLITAN DISTRICT NO. 2 
2023 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 

Revenues – (Continued) 

Specific Ownership Taxes 

Specific ownership taxes are set by the State and collected by the County Treasurer, primarily on 
vehicle licensing within the County as a whole. The specific ownership taxes are allocated by the 
County Treasurer to all taxing entities within the County. The budget assumes that the District’s share 
will be equal to approximately 9% of the property taxes collected. 

Net Investment Income 

Interest earned on the District’s available funds has been estimated based on an average interest rate 
of approximately 1.50%. 

Intergovernmental Revenues 

Pursuant to a Mill Levy Agreement with Mirabelle Metropolitan District No. 1, the intergovernmental 
revenues represent transfers from Mirabelle Metropolitan District No. 1 debt service revenue for the 
sole purpose of paying construction or debt service costs and obligations of the District. 

Expenditures 

Debt Service 

Principal and interest payments are provided based on the debt amortization schedule from the Series 
2020A Bonds (discussed under Debt and Leases).  

County Treasurer’s Fees 

County Treasurer’s fees have been computed at 1.5% of property tax collection. 

Intergovernmental Expenditures 

Pursuant to an Intergovernmental Agreement with Mirabelle Metropolitan District No. 1, the 
intergovernmental expenditures represent transfers to Mirabelle Metropolitan District No. 1 to provide 
funding for the overall administrative and operating costs, as well as capital expenditures for the 
District. 
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MIRABELLE METROPOLITAN DISTRICT NO. 2 
2023 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 

Debt and Leases 

The District issued the Senior Bonds and the Subordinate Bonds on January 30, 2020, in the respective 
amounts of $29,295,000 and $7,365,000. Proceeds from the sale of the Bonds were used to finance or 
reimburse a portion of the costs of acquiring, constructing, and/or installing certain public infrastructure 
to serve the development. A portion of the proceeds of the Senior Bonds were also used to fund: (a) an 
initial deposit to the Senior Surplus Fund; (b) capitalized interest on the Senior Bonds; and (c) the costs 
of issuing the Bonds.  

The Senior Bonds were issued as two term bonds, each bearing interest at 5.000% per annum, and are 
payable semi-annually on June 1 and December 1, beginning on June 1, 2020. Annual mandatory 
sinking fund principal payments are due on December 1, beginning on December 1, 2026. The term 
bonds mature on December 1, 2039 and on December 1, 2049 (final maturity). 

To the extent principal of any Senior Bond is not paid when due, such principal shall remain 
outstanding until paid, subject to discharge of the Senior Bonds on December 1, 2059 (the “Senior 
Bonds Discharge Date”). To the extent interest on any Senior Bond is not paid when due, such interest 
shall compound semiannually on each interest payment date, at the rate then borne by the Senior 
Bond. The District shall not be obligated to pay more than the amount permitted by law and the Election 
in repayment of the Senior Bonds. In the event any amounts due on the Senior Bonds remain unpaid 
after the application of all Senior Pledged Revenue available therefor on the Senior Bonds Discharge 
Date, such amounts shall be deemed discharged and shall no longer be due and outstanding.  

The Subordinate Bonds were issued as a term bond that bears interest at the rate of 7.375% per 
annum and is payable annually on December 15, beginning December 15, 2020, from, and to the 
extent of, Subordinate Pledged Revenue available, if any, and matures on December 15, 2049. The 
Subordinate Bonds are structured as cash flow bonds meaning that there are no scheduled payments 
of principal or interest prior to the final maturity date. Unpaid interest on the Subordinate Bonds 
compounds annually on each December 15. The District shall not be obligated to pay more than the 
amount permitted by law and the Election in repayment of the Subordinate Bonds. All of the 
Subordinate Bonds and interest thereon are to be deemed to be paid, satisfied, and discharged after 
the application of all available Subordinate Pledged Revenue on December 15, 2059 (the “Subordinate 
Bonds Discharge Date”), regardless of the amount of principal and interest paid prior to the Subordinate 
Bonds Discharge Date. 

The Senior Bonds are secured by and payable solely from and to the extent of Senior Pledged 
Revenue, net of any costs of collection, which includes: 

(a) all Senior Property Tax Revenues;
(b) all Senior Specific Ownership Tax Revenues; and
(c) any other legally available moneys which the District determines, in its absolute discretion, to

credit to the Senior Bond Fund

The Subordinate Bonds are secured by and payable solely from and to the extent of Subordinate 
Pledged Revenue, net of any costs of collection, which includes: 

(a) all Subordinate Property Tax Revenues;
(b) all Subordinate Specific Ownership Tax Revenues; and
(c) any other legally available moneys which the District determines, in its absolute discretion, to

credit to the Subordinate Bond Fund.
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MIRABELLE METROPOLITAN DISTRICT NO. 2 
2023 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 

Reserves 

Emergency Reserve 

TABOR requires local governments to establish Emergency Reserves. These reserves must be at least 
3% of fiscal year spending. Since substantially all funds received by the District are transferred to 
District No. 1, which pays for all Districts’ operations and maintenance costs, an Emergency Reserve is 
not reflected in the District’s Budget. 

Surplus Fund Reserve 

The District maintains a surplus fund up to the maximum amount of $5,859,000 as required with the 
issuance of the Series 2020 Bonds. 

This information is an integral part of the accompanying budget. 
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Mirabelle Metropolitan District No. 2
SCHEDULE OF DEBT SERVICE REQUIREMENTS TO MATURITY

Year Ended
December 31, Principal Interest Total

2023 -$ 1,464,750$  1,464,750$   
2024 - 1,464,750 1,464,750  
2025 - 1,464,750 1,464,750  
2026 70,000  1,464,750 1,534,750  
2027 290,000  1,461,250 1,751,250  
2028 460,000  1,446,750 1,906,750  
2029 550,000  1,423,750 1,973,750  
2030 615,000  1,396,250 2,011,250  
2031 645,000  1,365,500 2,010,500  
2032 720,000  1,333,250 2,053,250  
2033 755,000  1,297,250 2,052,250  
2034 835,000  1,259,500 2,094,500  
2035 875,000  1,217,750 2,092,750  
2036 960,000  1,174,000 2,134,000  
2037 1,010,000  1,126,000 2,136,000  
2038 1,100,000  1,075,500 2,175,500  
2039 1,155,000  1,020,500 2,175,500  
2040 1,260,000  962,750 2,222,750  
2041 1,320,000  899,750 2,219,750  
2042 1,430,000  833,750 2,263,750  
2043 1,505,000  762,250 2,267,250  
2044 1,625,000  687,000 2,312,000  
2045 1,705,000  605,750 2,310,750  
2046 1,835,000  520,500 2,355,500  
2047 1,930,000  428,750 2,358,750  
2048 2,070,000  332,250 2,402,250  
2024 4,575,000  228,750 4,803,750  

29,295,000$   28,717,750$  58,012,750$   

June 1 and December 1

$29,295,000
Limited Tax General Obligation Bonds

Series 2020A
Dated January 30, 2020

Principal due December 1
Interest rate 5.00% Payable

9
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4587 County Tax Entity Code  DOLA LGID/SID 66756  
 

CERTIFICATION OF TAX LEVIES for NON-SCHOOL Governments 
 

TO:  County Commissioners1 of   DOUGLAS COUNTY  , Colorado. 
   
On behalf of the  MIRABELLE METROPOLITAN DISTRICT NO. 2 , 

 (taxing entity)A  

  the   BOARD OF DIRECTORS     
 (governing body)B 

  of the  MIRABELLE METROPOLITAN DISTRICT NO. 2 
 (local government)C 

 Hereby officially certifies the following mills 
to be levied against the taxing entity’s GROSS 
assessed valuation of: 

$ 15,878,230 
 (GROSSD assessed valuation, Line 2 of the Certification of Valuation Form DLG 57E) 

 Note:  If the assessor certified a NET assessed valuation 
(AV) different than the GROSS AV due to a Tax 
Increment Financing (TIF) AreaF the tax levies must be 
calculated using the NET AV.  The taxing entity’s total 
property tax revenue will be derived from the mill levy 
multiplied against the NET assessed valuation of: 

$ 15,878,230 

 

(NETG assessed valuation, Line 4 of the Certification of Valuation Form DLG 57) 
USE VALUE FROM FINAL CERTIFICATION OF VALUATION PROVIDED 

BY ASSESSOR NO LATER THAN DECEMBER 10 
 
Submitted: 12/01/2022  for budget/fiscal year  2023 . 
(no later than Dec. 15) (mm/dd/yyyy)  (yyyy)  
 

 PURPOSE (see end notes for definitions and examples)  LEVY2  REVENUE2 

 1. General Operating ExpensesH  27.832 mills $                441,923 

 2. <Minus> Temporary General Property Tax Credit/ 
Temporary Mill Levy Rate ReductionI  <       > mills $ <       > 

 SUBTOTAL FOR GENERAL OPERATING:  27.832 mills $ 441,923 
      

 3. General Obligation Bonds and InterestJ      55.664   mills $                883,846 

 4. Contractual ObligationsK   mills $                 

 5. Capital ExpendituresL        mills $        

 6. Refunds/AbatementsM        mills $        

7.    OtherN (specify):         mills $        

         mills $        
       

 TOTAL: [ Sum of General Operating 
Subtotal and Lines  3 to 7 ] 83.496 mills $         1,325,769 

 
Contact person: 
(print) Shelby Clymer 

Daytime 
phone:  ( 303 ) 779-5710 

Signed:  Title: Accountant for the District 

 
1 If the taxing entity’s boundaries include more than one county, you must certify the levies to each county.  Use a separate form 
for each county and certify the same levies uniformly to each county per Article X, Section 3 of the Colorado Constitution. 
2 Levies must be rounded to three decimal places and revenue must be calculated from the total NET assessed valuation (Line 4 of 
Form DLG57 on the County Assessor’s FINAL certification of valuation).  
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Include one copy of this tax entity’s completed form when filing the local government’s budget by January 31st, per 29-1-113 C.R.S., with the 
Division of Local Government (DLG), Room 521, 1313 Sherman Street, Denver, CO 80203.  Questions?  Call DLG at (303) 864-7720. 

CERTIFICATION OF TAX LEVIES, continued 

THIS SECTION APPLIES TO TITLE 32, ARTICLE 1 SPECIAL DISTRICTS THAT LEVY TAXES 
FOR PAYMENT OF GENERAL OBLIGATION DEBT (32-1-1603 C.R.S.).  Taxing entities that are 
Special Districts or Subdistricts of Special Districts must certify separate mill levies and revenues to the 
Board of County Commissioners, one each for the funding requirements of each debt (32-1-1603, C.R.S.)  
Use additional pages as necessary.  The Special District’s or Subdistrict’s total levies for general obligation 
bonds and total levies for contractual obligations should be recorded on Page 1, Lines 3 and 4 respectively.  

CERTIFY A SEPARATE MILL LEVY FOR EACH BOND OR CONTRACT: 

BONDSJ: 
1. Purpose of Issue: Infrastructure improvements 

Series:  General Obligation Limited Tax Bonds Series 2020A 
Date of Issue: January 30, 2020 
Coupon Rate:  5.000% 
Maturity Date: December 1, 2049 
Levy:  55.664 
Revenue: $883,846 

2. Purpose of Issue: Infrastructure improvements 
Series: Subordinate General Obligation Limited Tax Bonds Series 2020B 
Date of Issue: January 30, 2020 
Coupon Rate: 7.375% 
Maturity Date: December 15, 2049 
Levy: 0.000 
Revenue: $0 

CONTRACTSK: 
3. Purpose of Contract: Public Improvements

Title: Amended and Restated Mill Levy Equalization and Pledge Agreement 
Date: January 8, 2020 
Principal Amount: N/A 
Maturity Date: N/A 
Levy: 0.000 
Revenue: $0 

4. Purpose of Contract:
Title:
Date:
Principal Amount:
Maturity Date:
Levy:
Revenue:

Use multiple copies of this page as necessary to separately report all bond and contractual obligations per 32-1-1603, C.R.S. 
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MIRABELLE METROPOLITAN DISTRICT NO. 1 
RESOLUTION TO AMEND 2023 BUDGET 

 
 

WHEREAS, the Board of Directors of Mirabelle Metropolitan District No. 1 (the 
“District”) certifies that at a special meeting of the Board of Directors of the District held on 
November 8, 2023, a public hearing was held regarding the 2023 amended budget, and, subsequent 
thereto, the following Resolution was adopted by affirmative vote of a majority of the Board of 
Directors: 

 
WHEREAS, the Board of Directors of the District adopted a budget, as previously 

amended, and appropriated funds for fiscal year 2023 as follows: 
 

General Fund $480,093 
 

and; 
 

WHEREAS, the necessity has arisen for additional expenditures by the District due to 
additional costs which could not have been reasonably anticipated at the time of adoption of the 
budget, requiring the expenditure of funds in excess of those appropriated for fiscal year 2023; and 

 
WHEREAS, funds are available for such expenditure. 

 
NOW, THEREFORE, BE IT RESOLVED that the Board of Directors of the District does 

hereby amend the adopted budget for fiscal year 2023 as follows: 
 

General Fund $485,000 
 

BE IT FURTHER RESOLVED, that such sums are hereby appropriated from the revenues 
of the District to the funds named above for the purpose stated, and that any ending fund balances 
shall be reserved for purposes of complying with Article X, Section 20 of the Colorado 
Constitution. 

 
 

[Remainder of Page Intentionally Left Blank] 
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ADOPTED NOVEMBER 8, 2023. 
 

DISTRICT: 
 

MIRABELLE METROPOLITAN DISTRICT 
NO. 1, a quasi-municipal corporation and political 
subdivision of the State of Colorado 

 
By:   

Officer of the District 
 

Attest: 

 
By:   

 
 

APPROVED AS TO FORM: 

WHITE BEAR ANKELE TANAKA & WALDRON 
Attorneys at Law 

 
 
 

General Counsel to the District 
 
 
 

STATE OF COLORADO 
COUNTY OF DOUGLAS 
MIRABELLE METROPOLITAN DISTRICT NO. 1 

 
I hereby certify that the foregoing resolution constitutes a true and correct copy of the 

record of proceedings of the Board adopted at a meeting held at via teleconference on Wednesday, 
November 8, 2023, as recorded in the official record of the proceedings of the District. 

 
IN WITNESS WHEREOF, I have hereunto subscribed my name this 1st day of December, 
2023. 

 
 

 
 
 
 
 
 
 
 

2 
1434.0015; 473 



BUDGET AMENDED
2023 2023

BEGINNING FUND BALANCE 12,199$         12,193$         

REVENUES
Property taxes 4,428             4,428             
Specific ownership tax 399                413                
Interest Income 2,400             3,500             
Other Revenue -                     1,706             
Developer Advance -                     566                
Intergovernmental revenues 475,167         476,794         -                     

Total revenues 482,394         487,407         

Total funds available 494,593         499,600         

EXPENDITURES
General and Administrative

Accounting 46,000           46,000           
Auditing 10,000           11,000           
County Treasurer's Fee 66                  66                  
Dues and licenses 1,700             1,689             
Insurance and Bonds 6,000             5,892             
District Management 49,000           55,000           
Legal Services 40,000           50,000           
Miscellaneous 1,500             28                  
Website 600                589                
Election Expense 30,000           30,000           
Contingency 5,000             1,706             

Total expenditures 189,866         201,970         

TRANSFERS OUT
Transfers to other fund 290,227         283,030         

Total expenditures and transfers out 
requiring appropriation 480,093         485,000         

ENDING FUND BALANCE 14,500$         14,600$         

MIRABELLE METROPOLITAN DISTRICT NO. 1
GENERAL FUND 

2023 AMENDED BUDGET
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EXHIBIT E-1 
2024 Budgets  



 

 

 
 
 
 
 
 
 
 
 
 
 

 
MIRABELLE METROPOLITAN DISTRICT NO. 1 

 
 

ANNUAL BUDGET 
 
 

FOR THE YEAR ENDING DECEMBER 31, 2024 
  
 



1/26/24

ACTUAL ESTIMATED BUDGET 
2022 2023 2024

BEGINNING FUND BALANCES (377,104)$      (321,031)$   16,460$   

REVENUES
Property taxes 9,744  13,284  12,863  
Specific ownership taxes 861  1,214  1,158  
Intergovernmental revenues 275,265  476,794  1,058,232  
Operations and maintenance fee 109,327  195,000  284,080  
Penalties 1,718  7,000  2,500  
Interest income 1,406  4,100  5,000  
Other revenue -  -  653  
Tap and Options Payments 2,969,379  2,667,927  2,119,186  
Developer advance 5,683,488  2,758,967  1,711,443  

Total revenues 9,051,188  6,124,286  5,195,115  

TRANSFERS IN 142,486  283,030  752,266  

Total funds available 8,816,570  6,086,285  5,963,841  

EXPENDITURES
General Fund 131,580  199,008  300,000  
Debt Service Fund 7,070  9,653  10,000  
Capital Projects Fund 8,521,760  4,908,684  3,804,475  
Special Revenue Fund 334,705  669,450  1,065,000  

Total expenditures 8,995,115  5,786,795  5,179,475  

TRANSFERS OUT 142,486  283,030  752,266  

Total expenditures and transfers out 
requiring appropriation 9,137,601  6,069,825  5,931,741  

ENDING FUND BALANCES (321,031)$      16,460$   32,100$   

EMERGENCY RESERVE 8,500$   14,600$   32,100$   

TOTAL RESERVE 8,500$   14,600$   32,100$   

MIRABELLE METROPOLITAN DISTRICT NO. 1
SUMMARY

2024 BUDGET
 WITH 2022 ACTUAL AND 2023 ESTIMATED

For the Years Ended and Ending December 31,

1
No assurance is provided. See summary of significant assumptions. 



1/26/24

ACTUAL ESTIMATED BUDGET
2022 2023 2024

ASSESSED VALUATION
State assessed 23,200$         28,600$         29,600$         
Personal property 93,500           130,500         135,400         

Certified Assessed Value 116,700$       159,100$       165,000$       

MILL LEVY
General 27.832 27.832 25.985
Debt Service 55.664 55.664 51.971

Total mill levy 83.496 83.496 77.956

PROPERTY TAXES
General 3,248$           4,428$           4,288$           
Debt Service 6,496             8,856             8,575             

Levied property taxes 9,744             13,284           12,863           

Budgeted property taxes 9,744$           13,284$         12,863$         

BUDGETED PROPERTY TAXES
General 3,248$           4,428$           4,288$           
Debt Service 6,496             8,856             8,575             

9,744$           13,284$         12,863$         

MIRABELLE METROPOLITAN DISTRICT NO. 1
PROPERTY TAX SUMMARY INFORMATION

2024 BUDGET
 WITH 2022 ACTUAL AND 2023 ESTIMATED

For the Years Ended and Ending December 31,

2
No assurance is provided. See summary of significant assumptions. 



1/26/24

ACTUAL ESTIMATED BUDGET 
2022 2023 2024

BEGINNING FUND BALANCES 6,053$           12,193$         16,460$         

REVENUES
Property taxes 3,248             4,428             4,288             
Specific ownership taxes 287                417                386                
Interest income 1,406             4,100             5,000             
Developer advance -                     566                -                     
Intergovernmental revenues 275,265         476,794         1,058,232      

Total revenues 280,206         486,305         1,067,906      

Total funds available 286,259         498,498         1,084,366      

EXPENDITURES
Accounting 40,745           46,000           50,600           
Auditing 10,000           11,000           11,700           
County Treasurer's fee 49                  66                  64                  
Dues and membership 889                1,689             1,800             
Insurance 5,303             5,892             6,500             
District management 30,507           55,000           98,750           
Billing -                     -                     56,750           
Legal 37,618           50,000           45,000           
Miscellaneous 1,502             1,500             500                
Election 4,967             26,972           -                     
Contingency -                     -                     27,736           
Website -                     889                600                

Total expenditures 131,580         199,008         300,000         

TRANSFERS OUT
Transfers to other funds 142,486         283,030         752,266         

Total expenditures and transfers out 
requiring appropriation 274,066         482,038         1,052,266      

ENDING FUND BALANCES 12,193$         16,460$         32,100$         

EMERGENCY RESERVE 8,500$           14,600$         32,100$         
TOTAL RESERVE 8,500$           14,600$         32,100$         

For the Years Ended and Ending December 31,

MIRABELLE METROPOLITAN DISTRICT NO. 1
GENERAL FUND 

2024 BUDGET
 WITH 2022 ACTUAL AND 2023 ESTIMATED

3
No assurance is provided. See summary of significant assumptions. 



1/26/24

ACTUAL ESTIMATED BUDGET 
2022 2023 2024

BEGINNING FUND BALANCES (7,534)$          (20,466)$        -$                   

REVENUES
Operations and maintenance fee 109,327         195,000         284,080         
Developer advance 68,242           204,886         26,154           
Penalties 1,718             7,000             2,500             

Total revenues 179,287         406,886         312,734         

TRANSFERS IN
Transfers from other funds 142,486         283,030         752,266         

Total funds available 314,239         669,450         1,065,000      

EXPENDITURES
Landscape contract 247,723         407,250         525,000         
Repairs and maintenance -                     1,000             5,000             
Stormwater facilities maintenance -                     98,000           105,000         
Irrigation/Landscape Repairs -                     -                     25,000           
Legal - collections and covenant enforcement -                     7,500             8,000             
Snow removal 34,921           35,000           75,000           
Street Maintenance -                     -                     100,000         
Water 50,651           116,500         165,000         
Site Utilities 1,410             4,200             6,000             
Contingency -                     -                     29,000           
Fence Maintenance -                     -                     20,000           
Holiday Lighting -                     -                     2,000             

Total expenditures 334,705         669,450         1,065,000      

Total expenditures and transfers out 
requiring appropriation 334,705         669,450         1,065,000      

ENDING FUND BALANCES (20,466)$        -$                   -$                   

MIRABELLE METROPOLITAN DISTRICT NO. 1
SPECIAL REVENUE FUND

2024 BUDGET
 WITH 2022 ACTUAL AND 2023 ESTIMATED

For the Years Ended and Ending December 31,

4
No assurance is provided. See summary of significant assumptions. 



1/26/24

ACTUAL ESTIMATED BUDGET 
2022 2023 2024

BEGINNING FUND BALANCES -$                   -$                   -$                   

REVENUES
Property taxes 6,496             8,856             8,575             
Specific ownership taxes 574                797                772                
Other revenue -                     -                     653                

Total revenues 7,070             9,653             10,000           

Total funds available 7,070             9,653             10,000           

EXPENDITURES
General and administrative

County Treasurer's fee 97                  133                129                
Contingency -                     -                     653                

Debt Service 
Intergovernmental expenditures 6,973             9,520             9,218             

Total expenditures 7,070             9,653             10,000           

Total expenditures and transfers out 
requiring appropriation 7,070             9,653             10,000           

ENDING FUND BALANCES -$                   -$                   -$                   

MIRABELLE METROPOLITAN DISTRICT NO. 1
DEBT SERVICE FUND 

2024 BUDGET
 WITH 2022 ACTUAL AND 2023 ESTIMATED

For the Years Ended and Ending December 31,

5
No assurance is provided. See summary of significant assumptions. 



1/26/24

ACTUAL ESTIMATED BUDGET 
2022 2023 2024

BEGINNING FUND BALANCES (375,623)$     (312,758)$     -$                  

REVENUES
Developer advance 5,615,246      2,553,515      1,685,289      
Tap and Options Payments 2,969,379      2,667,927      2,119,186      

Total revenues 8,584,625      5,221,442      3,804,475      

Total funds available 8,209,002      4,908,684      3,804,475      

EXPENDITURES
General and Administrative

Accounting 21,809           25,000           26,000           
Legal 6,561             7,500             8,500             
Tap option payment 259,350         205,485         160,170         
Purchased capacity - CWSD 2,807,406      2,498,049      1,931,020      
Contingency -                    -                    73,500           

Capital Projects 
Landscaping/Buffer Areas/Parks 5,381,896      1,950,650      1,605,285      
Solstice Filing 1 Infrastructure 3,861             2,000             -                    
Solstice Filings 2-4 Infrastructure 11,542           35,000           -                    
Landscape architecture 1,291             -                    -                    
Offsite - South East Access Rd. Eagle River St improvements -                    185,000         -                    
Irrigation Meter Fees 14,785           -                    -                    
Engineering 13,259           -                    -                    

Total expenditures 8,521,760      4,908,684      3,804,475      

Total expenditures and transfers out 
requiring appropriation 8,521,760      4,908,684      3,804,475      

ENDING FUND BALANCES (312,758)$     -$                  -$                  

MIRABELLE METROPOLITAN DISTRICT NO. 1
CAPITAL PROJECTS FUND 

2024 BUDGET
 WITH 2022 ACTUAL AND 2023 ESTIMATED

For the Years Ended and Ending December 31,

6
No assurance is provided. See summary of significant assumptions. 



MIRABELLE METROPOLITAN DISTRICT NO. 1 
2024 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 
 

 

Services Provided 
 

The District, a quasi-municipal corporation and a political subdivision of the State of Colorado, was 
organized by the order and decree of the District Court for Douglas County on June 25, 1980, and is 
governed pursuant to provisions of the Colorado Special District Act (Title 32 Article 1, Colorado Revised 
Statues). The District’s service area in located in Douglas County.  
 
The District’s election held on November 8, 2016 authorized debt of $900,000,000 for street improvements, 
water, park and recreation, sanitation/sewer, mosquito control, security, transportation, safety protection, 
television relay and translation, and fire protection. Additionally, the District authorized the District’s taxes 
be increased $2,000,000 annually to pay the District’s general and administrative costs. 
 
The District has no employees and all administrative functions are contracted.  
 
The District prepares its budget on the modified accrual basis of accounting in accordance with the 
requirements of Colorado Revised Statutes C.R.S. 29-1-105 using its best estimates as of the date of 
the budget hearing. These estimates are based on expected conditions and its expected course of 
actions. The assumptions disclosed herein are those that the District believes are significant to the 
budget. There will usually be differences between the budget and actual results, because events and 
circumstances frequently do not occur as expected, and those differences may be material. 
 

Revenues 
Property Taxes 
 
Property taxes are levied by the District’s Board of Directors. The levy is based on assessed valuations 
determined by the County Assessor generally as of January 1 of each year. The levy is normally set by 
December 15 by certification to the County Commissioners to put the tax lien on the individual properties 
as of January 1 of the following year. The County Treasurer collects the determined taxes during the 
ensuing calendar year. The taxes are payable by April or, if in equal installments, at the taxpayer’s 
election, in February and June. Delinquent taxpayers are notified in August and generally sales of the tax 
liens on delinquent properties are held in November or December. The County Treasurer remits the taxes 
collected monthly to the District. 
 
The calculation of the taxes levied is displayed on the Property Tax Summary Information page of the 
budget. 
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MIRABELLE METROPOLITAN DISTRICT NO. 1 
2024 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 
 

 

Revenues – Continued 
Property Taxes - Continued 
 
For property tax collection year 2024, SB22-238 and SB23B-001 set the assessment rates and actual 
value reductions as follows: 
 

Category Rate  Category Rate 
 Actual Value 

Reduction 
Amount 

Single-Family 
Residential 6.70%  Agricultural Land 26.40% 

 Single-Family 
Residential 

$55,000 

Multi-Family 
Residential 6.70%  

Renewable 
Energy Land 26.40% 

 Multi-Family 
Residential 

$55,000 

Commercial 27.90%  Vacant Land 27.90%  Commercial $30,000 

Industrial 27.90%  
Personal 
Property 27.90% 

 Industrial $30,000 

Lodging 27.90%  State Assessed 27.90%  Lodging $30,000 

   
Oil & Gas 
Production 87.50% 

   

 
 
Specific Ownership Taxes 
 
Specific ownership taxes are set by the State and collected by the County Treasurer, primarily on vehicle 
licensing within the County as a whole. The specific ownership taxes are allocated by the County 
Treasurer to all taxing entities within the County. The forecast assumes that the District’s share will be 
equal to approximately 9% of the property taxes collected. 
 
Operations and Maintenance Fee 
 
The District will collect a fee of $40 per month from homeowners of the District to pay for the District’s 
costs of operations, payable in quarterly installments. 
 
Net Investment Income 
 
Interest earned on the District’s available funds has been estimated based on an average interest rate 
of approximately 2.50%. 
 
Developer Advances 
 
The District is in the development stage. As such, the operating expenditures and capital outlay will be 
partially funded by the Developer. Developer advances are recorded as revenue for budget purposes 
with an obligation for future repayment when the District is financially able to reimburse the Developer 
from bond proceeds and other legally available revenue.  
 
Intergovernmental Revenues 
 
Pursuant to an Intergovernmental Agreement with Mirabelle Metropolitan District No. 2, the 
intergovernmental revenues represent transfers from Mirabelle Metropolitan District No. 2 to provide 
funding for the overall administrative and operating costs, as well as capital expenditures for the District. 
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MIRABELLE METROPOLITAN DISTRICT NO. 1 
2024 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 
 

 

Expenditures 
 
Administrative and Operating Expenditures 
 
Administrative and operating expenditures have been provided based on estimates of the District’s Board 
of Directors and consultants and include the services necessary to maintain the District’s administrative 
viability such as accounting, legal, insurance, and other administrative expenditures. 
 
County Treasurer's Fees 
 
County Treasurer's fees have been computed at 1.5% of property tax collections. 
 
Intergovernmental Expenditures 
 
Pursuant to a Mill Levy Agreement with Mirabelle Metropolitan District No. 2, the intergovernmental 
expenditures represent transfers to Mirabelle Metropolitan District No. 2 for the sole purpose of paying 
construction or debt service costs and obligations of the District. 
 
Capital Outlay 
 
The District anticipates capital expenditures during the fiscal year as displayed on the Capital Projects 
Funds page.  

 
Debts and Leases 

 
The District has no operating or capital leases. 
 
The District has outstanding developer advances as follows: 
 

Balance at Balance at
December 31, 2022 Additions* Payments* December 31, 2023*

Developer Advances - Capital 22,399,852$              2,348,030$               -$                         24,747,882$               
Accrued Interest on Developer Advances - Capital 264                            -                           -                           264                             
Developer Advances - CWSD 883,739                     205,485                    -                           1,089,224                   
Accrued Interest on Developer Advances - CWSD 135,757                     78,919                     -                           214,676                      
Developer Advances - General 510,804                     205,452                    -                           716,256                      
Accrued Interest on Developer Advances - General 101,389                     49,082                     -                           150,471                      -                              

24,031,805$              2,886,968$               -$                         26,918,773$               

Balance at Balance at
December 31, 2023* Additions* Payments* December 31, 2024*

Developer Advances - Capital 24,747,882$              1,685,289$               -$                         26,433,171$               
Accrued Interest on Developer Advances - Capital 264                            -                           -                           264                             
Developer Advances - CWSD 1,089,224                  160,170                    -                           1,249,394                   
Accrued Interest on Developer Advances - CWSD 214,676                     93,545                     -                           308,220                      
Developer Advances - General 716,256                     26,154                     -                           742,410                      
Accrued Interest on Developer Advances - General 150,471                     58,347                     -                           208,818                      -                                  

26,918,773$              2,023,504$               -$                         28,942,277$               

Mirabelle Metropolitan District No. 1
Schedule of Developer Advances
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MIRABELLE METROPOLITAN DISTRICT NO. 1 
2024 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 
 

 

Reserve Funds 
 

Emergency Reserve 
 
The district has provided for an Emergency Reserve equal to at least 3% of the fiscal year spending for 
2024, as defined under TABOR. 
 
 
 
 
 
 
 
 
 
 

This information is an integral part of the accompanying budget. 
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EXHIBIT E-2 
2024 Budget  



MIRABELLE METROPOLITAN DISTRICT NO. 2 

ANNUAL BUDGET 

FOR THE YEAR ENDING DECEMBER 31, 2024 



1/23/24

ACTUAL ESTIMATED BUDGET 
2022 2023 2024

BEGINNING FUND BALANCES 4,332,483$    3,484,492$    3,145,850$    

REVENUES
Property taxes 769,152         1,325,769      2,951,811      
Specific ownership taxes 68,016           124,000         265,663         
Interest income 66,421           170,500         87,500           
Other revenue -                     -                     3,000             
Intergovernmental revenues 6,973             9,520             9,218             

Total revenues 910,562         1,629,789      3,317,192      

Total funds available 5,243,045      5,114,281      6,463,042      

EXPENDITURES
General Fund 279,111         483,423         1,075,991      
Debt Service Fund 1,479,442      1,485,008      1,505,000      

Total expenditures 1,758,553      1,968,431      2,580,991      

Total expenditures and transfers out 
requiring appropriation 1,758,553      1,968,431      2,580,991      

ENDING FUND BALANCES 3,484,492$    3,145,850$    3,882,051$    

SURPLUS FUND 3,203,930      3,079,579      3,760,757      

TOTAL RESERVE 3,203,930$    3,079,579$    3,760,757$    

MIRABELLE METROPOLITAN DISTRICT NO. 2
SUMMARY

2024 BUDGET
 WITH 2022 ACTUAL AND 2023 ESTIMATED

For the Years Ended and Ending December 31,

1
No assurance is provided. See summary of significant assumptions. 



1/23/24

ACTUAL ESTIMATED BUDGET
2022 2023 2024

ASSESSED VALUATION
Single-Family Residential 2,030,020$    6,678,290$    18,494,380$  
Agricultural 2,240  1,680  -  
State assessed 400  3,300  4,600  
Vacant land 6,941,480  8,538,350  13,587,640  
Personal property 237,680  656,610  834,190  

Certified Assessed Value 9,211,820$    15,878,230$  32,920,810$  

MILL LEVY
General 27.832 27.832 29.888
Debt Service 55.664 55.664 59.776

Total mill levy 83.496 83.496 89.664

PROPERTY TAXES
General 256,383$   441,923$   983,937$   
Debt Service 512,767  883,846  1,967,874  

Levied property taxes 769,150  1,325,769  2,951,811  
Adjustments to actual/rounding 2  -  -  

Budgeted property taxes 769,152$   1,325,769$   2,951,811$    

BUDGETED PROPERTY TAXES
General 256,384$   441,923$   983,937$   
Debt Service 512,768  883,846  1,967,874  

769,152$   1,325,769$    2,951,811$    

MIRABELLE METROPOLITAN DISTRICT NO. 2
PROPERTY TAX SUMMARY INFORMATION

2024 BUDGET
 WITH 2022 ACTUAL AND 2023 ESTIMATED

For the Years Ended and Ending December 31,

2
No assurance is provided. See summary of significant assumptions. 



1/23/24

ACTUAL ESTIMATED BUDGET 
2022 2023 2024

BEGINNING FUND BALANCES -$  -$  -$   

REVENUES
Property taxes 256,384  441,923  983,937  
Specific ownership taxes 22,672  41,000  88,554  
Interest income 55  500  500  
Other revenue -  -  3,000  

Total revenues 279,111  483,423  1,075,991  

Total funds available 279,111  483,423  1,075,991  

EXPENDITURES
General and administrative

County Treasurer's fee 3,846  6,629  14,759  
Contingency -  -  3,000  
Intergovernmental expenditures 275,265  476,794  1,058,232  

Total expenditures 279,111  483,423  1,075,991  

Total expenditures and transfers out 
requiring appropriation 279,111  483,423  1,075,991  

ENDING FUND BALANCES -$  -$  -$   

For the Years Ended and Ending December 31,

MIRABELLE METROPOLITAN DISTRICT NO. 2
GENERAL FUND 

2024 BUDGET
 WITH 2022 ACTUAL AND 2023 ESTIMATED

3
No assurance is provided. See summary of significant assumptions. 



1/23/24

ACTUAL ESTIMATED BUDGET 
2022 2023 2024

BEGINNING FUND BALANCES 4,332,483$    3,484,492$    3,145,850$    

REVENUES
Property taxes 512,768  883,846  1,967,874  
Specific ownership taxes 45,344  83,000  177,109  
Interest income 66,366  170,000  87,000  
Intergovernmental revenues 6,973  9,520  9,218  

Total revenues 631,451  1,146,366  2,241,201  

Total funds available 4,963,934  4,630,858  5,387,051  

EXPENDITURES
General and administrative

County Treasurer's fee 7,692  13,258  29,518  
Contingency -  -  3,732  

Debt Service 
Paying agent fees 7,000  7,000  7,000  
Bond interest 1,464,750  1,464,750  1,464,750  

Total expenditures 1,479,442  1,485,008  1,505,000  

Total expenditures and transfers out 
requiring appropriation 1,479,442  1,485,008  1,505,000  

ENDING FUND BALANCES 3,484,492$    3,145,850$    3,882,051$    

SURPLUS FUND 3,203,930$    3,079,579$    3,760,757$    
TOTAL RESERVE 3,203,930$    3,079,579$    3,760,757$    

MIRABELLE METROPOLITAN DISTRICT NO. 2
DEBT SERVICE FUND 

2024 BUDGET
 WITH 2022 ACTUAL AND 2023 ESTIMATED

For the Years Ended and Ending December 31,

4
No assurance is provided. See summary of significant assumptions. 



MIRABELLE METROPOLITAN DISTRICT NO. 2 
2024 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 
 

 

Services Provided 
 

The District, a quasi-municipal corporation and a political subdivision of the State of Colorado, was 
organized by the order and decree of the District Court for Douglas County on June 25, 1980, and is 
governed pursuant to provisions of the Colorado Special District Act (Title 32 Article 1, Colorado Revised 
Statues). The District’s service area in located in Douglas County.  
 
The District’s election held on November 8, 2016 authorized debt of $900,000,000 for street improvements, 
water, park and recreation, sanitation/sewer, mosquito control, security, transportation, safety protection, 
television relay and translation, and fire protection. Additionally, the District authorized the District’s taxes 
be increased $2,000,000 annually to pay the District’s general and administrative costs. 
 
The District has no employees and all administrative functions are contracted.  
 
The District prepares its budget on the modified accrual basis of accounting in accordance with the 
requirements of Colorado Revised Statutes C.R.S. 29-1-105 using its best estimates as of the date of 
the budget hearing. These estimates are based on expected conditions and its expected course of 
actions. The assumptions disclosed herein are those that the District believes are significant to the 
budget. There will usually be differences between the budget and actual results, because events and 
circumstances frequently do not occur as expected, and those differences may be material. 

 
 

Revenues 
 

Property Taxes 
 
Property taxes are levied by the District’s Board of Directors.  The levy is based on assessed valuations 
determined by the County Assessor generally as of January 1 of each year. The levy is normally set by 
December 15 by certification to the County Commissioners to put the tax lien on the individual properties 
as of January 1 of the following year. The County Treasurer collects the determined taxes during the 
ensuing calendar year. The taxes are payable by April or, if in equal installments, at the taxpayer’s 
election, in February and June. Delinquent taxpayers are notified in August and generally sales of the tax 
liens on delinquent properties are held in November or December. The County Treasurer remits the taxes 
collected monthly to the District. 
 
The calculation of the taxes levied is displayed on the Property Tax Summary page of the budget using 
the adopted mill levy imposed by the District. 
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MIRABELLE METROPOLITAN DISTRICT NO. 2 
2024 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 

 

Revenues – (Continued) 

For property tax collection year 2024, SB22-238 and SB23B-001 set the assessment rates and actual 
value reductions as follows: 

Category Rate Category Rate 
Actual Value 
Reduction 

Amount 

Single-Family 
Residential 6.70% Agricultural Land 26.40% 

Single-Family 
Residential 

$55,000 

Multi-Family 
Residential 6.70% 

Renewable 
Energy Land 26.40% 

Multi-Family 
Residential 

$55,000 

Commercial 27.90% Vacant Land 27.90% Commercial $30,000 

Industrial 27.90% 
Personal 
Property 27.90% 

Industrial $30,000 

Lodging 27.90% State Assessed 27.90% Lodging $30,000 

Oil & Gas 
Production 87.50% 

Specific Ownership Taxes 

Specific ownership taxes are set by the State and collected by the County Treasurer, primarily on vehicle 
licensing within the County as a whole. The specific ownership taxes are allocated by the County 
Treasurer to all taxing entities within the County. The budget assumes that the District’s share will be 
equal to approximately 9% of the property taxes collected. 

Net Investment Income 

Interest earned on the District’s available funds has been estimated based on an average interest rate of 
approximately 2.50%. 

Intergovernmental Revenues 

Pursuant to a Mill Levy Agreement with Mirabelle Metropolitan District No. 1, the intergovernmental 
revenues represent transfers from Mirabelle Metropolitan District No. 1 debt service revenue for the sole 
purpose of paying construction or debt service costs and obligations of the District. 
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MIRABELLE METROPOLITAN DISTRICT NO. 2 
2024 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 

 

Expenditures 

Debt Service 

Principal and interest payments are provided based on the debt amortization schedule from the Series 
2020A Bonds (discussed under Debt and Leases).  

County Treasurer’s Fees 

County Treasurer’s fees have been computed at 1.5% of property tax collection. 

Intergovernmental Expenditures 

Pursuant to an Intergovernmental Agreement with Mirabelle Metropolitan District No. 1, the 
intergovernmental expenditures represent transfers to Mirabelle Metropolitan District No. 1 to provide 
funding for the overall administrative and operating costs, as well as capital expenditures for the District. 

Debt and Leases 

The District issued the Senior Bonds and the Subordinate Bonds on January 30, 2020, in the respective 
amounts of $29,295,000 and $7,365,000. Proceeds from the sale of the Bonds were used to finance or 
reimburse a portion of the costs of acquiring, constructing, and/or installing certain public infrastructure 
to serve the development. A portion of the proceeds of the Senior Bonds were also used to fund: (a) an 
initial deposit to the Senior Surplus Fund; (b) capitalized interest on the Senior Bonds; and (c) the costs 
of issuing the Bonds.  

The Senior Bonds were issued as two term bonds, each bearing interest at 5.000% per annum, and are 
payable semi-annually on June 1 and December 1, beginning on June 1, 2020. Annual mandatory sinking 
fund principal payments are due on December 1, beginning on December 1, 2026. The term bonds 
mature on December 1, 2039 and on December 1, 2049 (final maturity). 

To the extent principal of any Senior Bond is not paid when due, such principal shall remain outstanding 
until paid, subject to discharge of the Senior Bonds on December 1, 2059 (the “Senior Bonds Discharge 
Date”). To the extent interest on any Senior Bond is not paid when due, such interest shall compound 
semiannually on each interest payment date, at the rate then borne by the Senior Bond. The District shall 
not be obligated to pay more than the amount permitted by law and the Election in repayment of the 
Senior Bonds. In the event any amounts due on the Senior Bonds remain unpaid after the application of 
all Senior Pledged Revenue available therefor on the Senior Bonds Discharge Date, such amounts shall 
be deemed discharged and shall no longer be due and outstanding. 
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MIRABELLE METROPOLITAN DISTRICT NO. 2 
2024 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 

 

 Debt and Leases – (continued) 

The Subordinate Bonds were issued as a term bond that bears interest at the rate of 7.375% per annum 
and is payable annually on December 15, beginning December 15, 2020, from, and to the extent of, 
Subordinate Pledged Revenue available, if any, and matures on December 15, 2049. The Subordinate 
Bonds are structured as cash flow bonds meaning that there are no scheduled payments of principal or 
interest prior to the final maturity date. Unpaid interest on the Subordinate Bonds compounds annually 
on each December 15. The District shall not be obligated to pay more than the amount permitted by law 
and the Election in repayment of the Subordinate Bonds. All of the Subordinate Bonds and interest 
thereon are to be deemed to be paid, satisfied, and discharged after the application of all available 
Subordinate Pledged Revenue on December 15, 2059 (the “Subordinate Bonds Discharge Date”), 
regardless of the amount of principal and interest paid prior to the Subordinate Bonds Discharge Date. 

The Senior Bonds are secured by and payable solely from and to the extent of Senior Pledged Revenue, 
net of any costs of collection, which includes: 

(a) all Senior Property Tax Revenues;
(b) all Senior Specific Ownership Tax Revenues; and
(c) any other legally available moneys which the District determines, in its absolute discretion, to

credit to the Senior Bond Fund

The Subordinate Bonds are secured by and payable solely from and to the extent of Subordinate Pledged 
Revenue, net of any costs of collection, which includes: 

(a) all Subordinate Property Tax Revenues;
(b) all Subordinate Specific Ownership Tax Revenues; and
(c) any other legally available moneys which the District determines, in its absolute discretion, to

credit to the Subordinate Bond Fund.

Reserves 

Emergency Reserve 

TABOR requires local governments to establish Emergency Reserves. These reserves must be at least 
3% of fiscal year spending. Since substantially all funds received by the District are transferred to District 
No. 1, which pays for all Districts’ operations and maintenance costs, an Emergency Reserve is not 
reflected in the District’s Budget. 

Surplus Fund Reserve 

The District maintains a surplus fund up to the maximum amount of $5,859,000 as required with the 
issuance of the Series 2020 Bonds. 

This information is an integral part of the accompanying budget. 
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Mirabelle Metropolitan District No. 2
SCHEDULE OF DEBT SERVICE REQUIREMENTS TO MATURITY

Year Ended
December 31, Principal Interest Total

2024 -$ 1,464,750$  1,464,750$   
2025 - 1,464,750 1,464,750  
2026 70,000  1,464,750 1,534,750  
2027 290,000  1,461,250 1,751,250  
2028 460,000  1,446,750 1,906,750  
2029 550,000  1,423,750 1,973,750  
2030 615,000  1,396,250 2,011,250  
2031 645,000  1,365,500 2,010,500  
2032 720,000  1,333,250 2,053,250  
2033 755,000  1,297,250 2,052,250  
2034 835,000  1,259,500 2,094,500  
2035 875,000  1,217,750 2,092,750  
2036 960,000  1,174,000 2,134,000  
2037 1,010,000  1,126,000 2,136,000  
2038 1,100,000  1,075,500 2,175,500  
2039 1,155,000  1,020,500 2,175,500  
2040 1,260,000  962,750 2,222,750  
2041 1,320,000  899,750 2,219,750  
2042 1,430,000  833,750 2,263,750  
2043 1,505,000  762,250 2,267,250  
2044 1,625,000  687,000 2,312,000  
2045 1,705,000  605,750 2,310,750  
2046 1,835,000  520,500 2,355,500  
2047 1,930,000  428,750 2,358,750  
2048 2,070,000  332,250 2,402,250  
2024 4,575,000  228,750 4,803,750  

29,295,000$   27,253,000$  56,548,000$   

June 1 and December 1

$29,295,000
Limited Tax General Obligation Bonds

Series 2020A
Dated January 30, 2020

Principal due December 1
Interest rate 5.00% Payable

9
No assurance is provided. See summary of significant assumptions. 



 

EXHIBIT F-1 
DLG-32 Forms 

  







 

EXHIBIT F-2 
DLG-32 Forms 

  







 

EXHIBIT F-3 
DLG-32 Forms 

  







 

EXHIBIT F-4 
DLG-32 Forms 

  







 

EXHIBIT G 
Contractual Agreements 

 
1. Legal Services Agreement for the Recovery of Unpaid District Fess, between District Nos. 

1-2 and IDEA Law Group, LLC, dated January 9, 2023.  
 
2. Independent Contract Agreement for 2023 Drainage Facility Maintenance Services 

between District No. 1 and Clear Water Property & Resource Management LLC, dated 
April 12, 2023. 

 
3.  Independent Contract Agreement for Oversight Services for 2023 Drainage Facility 

Maintenance Services, between District No. 1 and JR Engineering, LLC, dated April 12, 
2023. 

 
4. Independent Contract Agreement for Asphalt Maintenance and Repair between District 

No. 1 and Colorado Asphalt Services, LLC d/b/a Colorado Asphalt Services, INC., dated 
May 25, 2023. 

 
5. Independent Contract Agreement for Silo Maintenance Repairs between District No. 1 and 

Waner Construction Company, INC, dated May 25, 2023. 
 
6. Independent Contract Agreement for Concrete Maintenance, between District No. 1 and 

Advanced Concrete Construction, INC., dated July 25, 2023.  
 
7. Independent Contractor Agreement for Website Management and Maintenance between 

District No.1 and Heatherly Creative, LLC, dated October 11, 2023. 
 
8. First Amendment to the Independent Contract Agreement for 2023-2024 Snow Removal, 

between District No. 1 and BrightView Landscape Development, INC, dated October 11, 
2023. 

 
9.  Independent Contractor Agreement for Restripe Lane Line Markers, between District No. 

1 and Colorado Barricade Co., dated November 8, 2023.  
 
10. Independent Contractor Agreement for Xmas Light Instillation between District No. 1 and 

Xmas Light Installation, LLC, dated November 30, 2023.  
 
11.  Independent Contractor Agreement for District Management and Accounting Services, 

between District No. 1 and Advance HOA Management, INC., dated November 30, 2023.  
 
  



 

 
EXHIBIT H-1 

2023 Mill Levy Certifications 
  



DOLA LGID/SID: 18018County Tax Entity Code: 4056
CERTIFICATION OF TAX LEVIES for NON-SCHOOL Governments

TO The County Commissioners of Douglas County, Colorado
On behalf of the Mirabelle Metro District 1

the Board of Directors
of the Mirabelle Metropolitan District No. 1

Hereby officially certifies the following mills to be levied against the taxing entity's GROSS assessed
valuation of: $165,000 Note: If the assessor certified a NET assessed valuation (AV) different than the
GROSS AV due to a Tax Increment Financing (TIF) Area the tax levies must be calculated using the
NET AV. The taxing entity 's total property tax revenue will be derived from the mill levy multiplied
against the NET assessed valuation of: $165,000

Submitted: Rob Lange for budget/fiscal year 2024

PURPOSE LEVY REVENUE
1. General Operating Expenses 25.985 mills $4,288
2. <Minus> Temporary General Property Tax Credit/

Temporary Mill Levy Rate Reduction -0.000 mills -$0

SUBTOTAL FOR GENERAL OPERATING: 25.985 mills $4,288

3. General Obligation Bonds and Interest 0.000 mills $0
4. Contractual Obligations 51.971 mills $8,575
5. Capital Expenditures 0.000 mills $0
6. Refunds/Abatements 0.000 mills $0
7. Other 0.000 mills $0
8. Judgment 0.000 mills $0
TOTAL: 77.956 mills $12,863

THIS SECTION APPLIES TO TITLE 32, ARTICLE 1 SPECIAL DISTRICTS THAT LEVY
TAXES FOR PAYMENT OF GENERAL OBLIGATION DEBT (32-1-1603 C.R.S.). Taxing entities
that are Special Districts or Subdistricts of Special Districts must certify separate mill levies and
revenues to the Board of County Commissioners, one each for the funding requirements of each debt
(32-1-1603, C.R.S.). Use additional pages as necessary.
The Special District's or Subdistrict's total levies for general obligation bonds and total levies for
contractual obligations should be recorded on Page 1, Lines 3 and 4 respectively.

CERTIFY A SEPARATE MILL LEVY FOR EACH BOND, CONTRACT, OTHER, AND/OR
JUDGMENT:

BONDS
No Bonds Available

CONTRACTS
1. Purpose of Contract: Infrastructure improvements

Title: Agreement with Mirabelle #2



Date of Issue:
Principal Amount: $0
Maturity Date:
Levy: 51.971
Revenue: $8,575

OTHER
No Other Available

JUDGMENT
No Judgment Available

Explanation of Change:

Generated On Wed, 10 Jan 2024



 

EXHIBIT H-2 
2023 Mill Levy Certifications 



DOLA LGID/SID: 66756County Tax Entity Code: 4587
CERTIFICATION OF TAX LEVIES for NON-SCHOOL Governments

TO The County Commissioners of Douglas County, Colorado
On behalf of the Mirabelle Metro District 2

the Board of Directors
of the Mirabelle Metropolitan District No. 2

Hereby officially certifies the following mills to be levied against the taxing entity's GROSS assessed
valuation of: $32,920,810 Note: If the assessor certified a NET assessed valuation (AV) different than
the GROSS AV due to a Tax Increment Financing (TIF) Area the tax levies must be calculated using the
NET AV. The taxing entity 's total property tax revenue will be derived from the mill levy multiplied
against the NET assessed valuation of: $32,920,810

Submitted: Rob Lange for budget/fiscal year 2024

PURPOSE LEVY REVENUE
1. General Operating Expenses 29.888 mills $983,937
2. <Minus> Temporary General Property Tax Credit/

Temporary Mill Levy Rate Reduction -0.000 mills -$0

SUBTOTAL FOR GENERAL OPERATING: 29.888 mills $983,937

3. General Obligation Bonds and Interest 59.776 mills $1,967,874
4. Contractual Obligations 0.000 mills $0
5. Capital Expenditures 0.000 mills $0
6. Refunds/Abatements 0.000 mills $0
7. Other 0.000 mills $0
8. Judgment 0.000 mills $0
TOTAL: 89.664 mills $2,951,811

THIS SECTION APPLIES TO TITLE 32, ARTICLE 1 SPECIAL DISTRICTS THAT LEVY
TAXES FOR PAYMENT OF GENERAL OBLIGATION DEBT (32-1-1603 C.R.S.). Taxing entities
that are Special Districts or Subdistricts of Special Districts must certify separate mill levies and
revenues to the Board of County Commissioners, one each for the funding requirements of each debt
(32-1-1603, C.R.S.). Use additional pages as necessary.
The Special District's or Subdistrict's total levies for general obligation bonds and total levies for
contractual obligations should be recorded on Page 1, Lines 3 and 4 respectively.

CERTIFY A SEPARATE MILL LEVY FOR EACH BOND, CONTRACT, OTHER, AND/OR
JUDGMENT:

BONDS
1. Purpose of Issue: Infrastructure improvements

Series: GO Limited Tax Bonds Series 2020A
Date of Issue: 2020-01-30
Coupon Rate: 5.000



Maturity Date: 2049-12-01
Levy: 59.776
Revenue: $1,967,874

2. Purpose of Issue: Infrastructure improvements
Series: Subordinate GO Limited Tax Bonds Series 2020B
Date of Issue: 2020-01-30
Coupon Rate: 7.375
Maturity Date: 2049-12-15
Levy: 0.000
Revenue: $0

CONTRACTS
1. Purpose of Contract: Public improvements

Title: Amended and Restated Mill Levy Equalization and Pledge Agreement
Date of Issue: 2020-01-08
Principal Amount: $0
Maturity Date:
Levy: 0.000
Revenue: $0

OTHER
No Other Available

JUDGMENT
No Judgment Available

Explanation of Change:

Generated On Wed, 10 Jan 2024
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