
PINEY LAKE TRAILS METROPOLITAN DISTRICT NOS. 1 & 2 
2025 CONSOLIDATED ANNUAL REPORT 

TO 
DOUGLAS COUNTY BOARD OF COUNTY COMMISSIONERS 

 
Pursuant to §32-1-207(3)(c) and the Consolidated Service Plan for Piney Lake Trails 

Metropolitan District Nos. 1 & 2 (the “Districts”), the Districts are required to provide an 
annual report to Douglas County Board of County Commissioners (the “County”) with regard 
to the following matters. 

For the year ending December 31, 2025, the Districts make the following report: 

I. District Description - General Information 

a. Board members, officers’ titles, and terms. 
Jordan Honea, President, 2029  
Tim Westbrook, Treasurer, 2027 
Amanda Nilemo, Secretary, 2029 
Vacant, 2029 
Vacant, 2027 

 
b. Changes in board membership in past year. 

 
Director Ian Nelson resigned from the Boards on September 8, 2025. Director Clark 
and Director Horan resigned from the Boards on November 24, 2025 and 
November 25, 2025. Director Nilemo was appointed to the Boards on September 
25, 2025 for a term ending May 2029. 

c. Name and address for official District contact. 
 

Megan J. Murphy, Esq. 
WBA, PC 
2154 E Commons Ave Suite 2000 
Centennial, CO 80122 
mmurphy@wbapc.com 
 
Carrie Bartow, District Accountant 
LaMont Harris, District Accountant 
CliftonLarsonAllen, LLC 
Carrie.bartow@claconnect.com  
Lamont.harris@claconnect.com  

 
d. Elections held in the past year and their purpose. 

 
The District held an election on May 6, 2025  for the purpose of electing board 
members and posing ballot issues and questions to the electorate. 

mailto:mmurphy@wbapc.com
mailto:Carrie.bartow@claconnect.com
mailto:Lamont.harris@claconnect.com


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

Piney Lake Trails Metropolitan District No. 1 (“District No. 1”) had an Order for 
Exclusion of Property granted by the Douglas County District Court on July 9, 2025, 
and recorded at Reception # 2025032701.  

 
Piney Lake Trails Metropolitan District No. 2 (“District No. 2”) had an Order for 
Exclusion of Property granted by the Douglas County District Court on July 8, 2025, 
and recorded with the Douglas County Clerk and Recorder at Reception # 2025032725. 

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

description of each detailing the financial and service arrangements. 
 

District No. 1 entered into that certain First Amendment to the Open Space Agreement 
with Toll Southwest LLC and the County for the purpose of clarifying terms in the 
underlying IGA. 

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

sub-districts or operating and taxing districts. 
 

None. 
 

b. Reimbursement agreements with developers and/or builders for 
advances to fund capital costs and administrative/operational and 
maintenance costs of the District. 

 
The Districts entered into Reimbursement Agreements with Toll Southwest, LLC, 
dated April 28, 2025 and attached hereto as Exhibit A. 

 
District No. 1 entered into an Infrastructure Acquisition and Reimbursement 
Agreement with Toll Southwest, LLC dated April 18, 2025 and attached hereto 
as Exhibit A. 

 
IV. Service Plan 
 

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

The District has the authority pursuant to C.R.S. §§ 32-1-1001 and 32-1-1004, 
as amended, to finance, design, construct, acquire, install, maintain, and provide 
for the following services and public improvements: Water, Storm Sewer, 
Sanitation and Wastewater Treatment, Street Improvements, Traffic Safety 
Protection, Parks and Recreation, Television Relay and Television, Mosquito 
Control, Covenant Enforcement and Design Review, and Security. 

 
b. List and description of facilities authorized in Service Plan 



 
See response to a. above.  

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

d. The District entered into an Open Space Agreement with the Douglas County 
Board of County Commissioners dated September 24, 2024 and attached hereto 
as Exhibit B.  
 

V. Development Progress 
 

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

The Service Plan estimates completion of build-out in 2026. 
 

b. List the services provided with the date service began compared to 
the date authorized by the Service Plan. 

As of December 31, 2025, the Districts are not yet providing any services. 
 

c. List changes made to the Service Plan, including when the change 
was authorized, when it was implemented or is expected to be 
implemented. 

 
The Districts submitted an Amended and Restated Service Plan on July 7, 2025 
which was approved by the County on September 2, 2025. The Resolution 
Approving the Amended and Restated Plan was recorded at Reception No. 
2025041824. The Amended and Restated Service Plan (i) restructured the mill 
levy authorization such that, prior to the initial imposition of a debt service mill 
levy, each District may certify up to 70 mills for operations and maintenance, 
and subsequent to the initial imposition of a debt service mill levy, the 
maximum debt service mill levy is 50 mills and the maximum operations and 
maintenance mill levy is 20 mills, in each case subject to Mill Levy Adjustment, 
with a Maximum Total Mill Levy of 70 mills; (ii) increased the total authorized 
debt limit from $15,000,000 to $22,000,000; (iii) increased the anticipated 
Developer Advance to $31,000,000; and (iv) increased the estimated costs of 
the public improvements to $31,000,000. 

 
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. 

 
The Districts did not acquire, construct, or lease back any facilities in the report 
year. 

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



provide a revised schedule, if any. 
 

As of December 31, 2025 the Districts have not completed any of the public 
improvements contemplated in the Service plan. The Service Plan anticipates 
full build-out in 2026. 

 
f. List facilities currently under construction with the percentage complete 

and an anticipated date of completion. 

As of December 31, 2025, the District have not started construction of any 
facilities contemplated in the Service Plan. 

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

 
The population of the Districts since formation is zero. Pursuant to the 
development projections in the Service Plan the population for the next five (5) 
years is estimated as follows: 

 
0BFiscal 
Year 

1BService Plan 
Estimate 

2B2026 3B90 
4B2027 5B224 
6B2028 7B358 
8B2029 9B528 
10B2030 11B528 

 
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. 

 
As of December 31, 2025, the Districts had not yet completed construction of 
any of the 176 single-family residential units contemplated in the Service Plan. 
The Districts are in the process of amending their service plan and it is 
anticipated that construction of single-family residential units will begin in 
2026, with a total of 32 units to be completed in 2026, 48 units completed in 
2027, 48 units completed in 2028, and 48 completed units in 2029. 

i. List any enterprises created by and/or operated by or on behalf of 
the District, and summarize the purpose of each 

 
Not applicable. 

 
VI. Financial Plan and Financial Activities 
 



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

 
A copy of the 2025 District No. 1 Audit and the District No. 2 Audit Exemption 
Application are attached hereto as Exhibit C. 

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

 
A copy of the 2026 Budget is attached hereto as Exhibit D. 

 
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). 

 
See attached Exhibit C. 
 

d. List all debt that has been issued, including all individual issuances 
with a schedule of service until the debt is retired 

 
As of December 31, 2025, District No. 1 issued Limited Tax General Obligation Bonds, 
Series 2025A, in the amount of $9,365,000, and Limited Tax General Obligation and 
Special Revenue Subordinate Bonds, Series 2025B, in the amount of $1,985,000, in 
a combined aggregate principal amount of $11,350,000. 

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

purpose, ballot issue letter designation and election date, and amounts 
authorized and unissued 

 
See attached DLG-32 forms in Exhibit E. 

 
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 

 
As of December 31, 2025, District No. 1 has issued Limited Tax General Obligation 
Bonds, Series 2025A and Subordinate Limited Tax General Obligation Bonds, Series 
2025B, in an aggregate principal amount of $11,350,000 which does not exceed the 
$22,000,000 limit imposed by 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 

N/A. 
 

ii. Include expenses of the enterprise, showing both direct payments 
to the District and all other obligations 

 
N/A.  

 
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. 

See responses to Section III.  

ii. Report any inability of the District to pay current obligations that are 
due within the current budget year. 

To our actual knowledge, there was not any inability of the Districts to pay its 
obligations as they came due. 

 
iii. Describe any District financial obligations in default. 

 
To our actual knowledge, the District did not receive notice of any 
uncured defaults. 

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. 
Tax Year Certified Assessed Valuation Annual Actual 

2018 Not Organized Not Organized 

2019 Not Organized Not Organized 

2020 Not Organized Not Organized 

2021 Not Organized Not Organized 

2022 District No. 1 - $1,437,730 

District No. 2 - $1,437,730 

District No. 1 - $1,437,730 

District No. 2 - $1,437,730 



2023 District No. 1 - $2,358,400 

District No. 2 - $2,358,400 

District No. 1 - $2,358,400 

District No. 2 - $2,358,400 

2024 District No. 1 - $2,358,500 

District No. 2 - $2,358,500 

District No. 1 - $2,358,500 

District No. 2 - $2,358,500 

2025 District No. 1 - $2,358,500 

District No. 2 - $2,358,500 

District No. 1 - $2,358,500 

District No. 2 - $2,358,500 

 
 

ii. 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. 

 
District No. 1 

Year Certified Assessed 
Valuation 

Service Plan 

2018 Not available Not available 
2019 Not available Not available 
2020 Not available Not available 
2021 Not available Not available 
2022 $1,437,730 $0 

2023 $2,358,500 $0 
2024 $2,358,500 $652,500 
2025 $2,358,500 $2,945,925 

 
District No. 2 

Year Certified Assessed 
Valuation 

Service Plan 

2018 Not available Not available 
2019 Not available Not available 
2020 Not available Not available 
2021 Not available Not available 
2022 $1,437,730 $0 
2023 $2,875,460 $0 
2024 $2,358,500 $652,500 
2025 $2,358,500 $2,945,925 

 
j. Mill Levy History 

 
i. 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). 

 
District No. 1 

Year Debt Operations and 
Maintenance 

2018 Not organized Not organized 
2019 Not organized Not organized 
2020 Not organized Not organized 
2021 Not organized Not organized 
2022 0.000 0.000 
2023 0.000 0.000 
2024 0.000 0.000 
2025 0.000 72.759 

 
District No. 2 

Year Debt Operations and 
Maintenance 

2018 Not organized Not organized 
2019 Not organized Not organized 
2020 Not organized Not organized 
2021 Not organized Not organized 
2022 0.000 0.000 
2023 0.000 0.000 
2024 0.000 0.000 
2025 0.000 0.000 

 
 
 District No. 1's 2025 operations and maintenance mill levy of 72.759 mills 

reflects a Mill Levy Adjustment pursuant to the Amended and Restated 
Service Plan, which provides that the mill levy limitation shall be increased 
or decreased to account for legislatively mandated changes in the ratio of 
actual valuation to assessed valuation for residential real property so that, 
to the extent possible, actual tax revenues generated are neither diminished 
nor enhanced as a result of such changes. 

 
ii. 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. 

 
District No. 1 

Year Actual Debt 
Service Mill 
Levy 

Service Plan 
Debt Service 
Mill Levy 

Actual O&M 
Mill Levy 

Service Plan 
O&M Mill 
Levy 



2018 Not 
organized 

Not 
organized 

Not organized Not organized 

2019 Not 
organized 

Not 
organized 

Not organized Not organized 

2020 Not 
organized 

Not 
organized 

Not organized Not organized 

2021 Not 
organized 

Not 
organized 

Not organized Not organized 

2022 0.000 0.000 0.000 0.000 
2023 0.000 50.000 0.000 10.000 
2024 0.000 50.000 12.000 10.000 
2025 0.000 50.000 72.759 10.000 

 
District No. 2 

Year Actual Debt 
Service Mill 
Levy 

Service Plan 
Debt Service 
Mill Levy 

Actual O&M 
Mill Levy 

Service Plan 
O&M Mill 
Levy 

2018 Not 
organized 

Not 
organized 

Not organized Not organized 

2019 Not 
organized 

Not 
organized 

Not organized Not organized 

2020 Not 
organized 

Not 
organized 

Not organized Not organized 

2021 Not 
organized 

Not 
organized 

Not organized Not organized 

2022 0.000 0.000 0.000 0.000 
2023 0.000 50.000 0.000 10.000 
2024 0.000 50.000 0.000 10.000 
2025 0.000 50.000 0.000 10.000 

 
k. Miscellaneous Taxes History 

 
i. 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) 

 
District No. 2 has had no annual miscellaneous tax revenue since 
its organization in 2023. See attached Exhibit F. 

ii. 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 taxes. 

 
District No. 2 has had no annual miscellaneous tax revenue since 



its organization in 2023.  
l. Estimated Assessed Valuation of District at 100% Build-Out 

 
i. Provide an updated estimate and compare this with the 

Service Plan estimate. 
 

Per the Service Plan the estimated valuation
 upon completion is $9,066,804. 

 
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. 
 

Based on current events, Piney Lake Trails Metropolitan 
District Nos. 1 & 2 do not anticipate issuing further debt after 
2025.  

 
n. Notice of any uncured defaults existing for more than ninety days 

under any debt instrument of the District. 

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

o. Any inability of the District to pay its obligations as they come due 
under any obligation which continues beyond a ninety-day period. 

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

VII. Access information to obtain a copy of rules and regulations 
adopted by the Board. 
The Board has not issued rules and regulations as of the date of this report. 
The District website is: https://www.pineylaketrailsmd1-2.com/ 

 
VIII. A summary of litigation involving public improvements owned by 

the District. 
 

To our actual knowledge, based on review of the court records in 
Douglas County, Colorado, and the Public Access to Court Electronic 
Records (PACER), there is no litigation involving the District’s Public 
Improvements as of December 31, 2025. 

https://www.pineylaketrailsmd1-2.com/


§ 32-1-207(3), C.R.S Statutory Requirements 

1. Boundary changes made. 
 

Piney Lake Trails Metropolitan District No. 1 (“District No. 1”) had an Order for 
Exclusion of Property granted by the Douglas County District Court on July 9, 
2025, and recorded at Reception # 2025032701.  
 
Piney Lake Trails Metropolitan District No. 2 (“District No. 2”) had an Order for 
Exclusion of Property granted by the Douglas County District Court on July 8, 
2025, and recorded with the Douglas County Clerk and Recorder at Reception # 
2025032725. 

2. Intergovernmental Agreements entered into or terminated with
 other governmental entities. 

 
District No. 1 entered into that certain First Amendment to the Open Space 
Agreement with Toll Southwest LLC and the County for the purpose of clarifying 
terms in the underlying IGA. 

3. Access information to obtain a copy of rules and regulations adopted by 
the board. 

As of December 31, 2025, the Districts have not adopted any rules or regulations. 

4. A summary of litigation involving public improvements owned by the District. 

To our actual knowledge, based on review of the court records in Douglas County, 
Colorado and the Public Access to Court Electronic Records (PACER), there is no 
litigation involving the Districts’ public improvements as of December 31, 2025. 

5. The status of the construction of public improvements by the District. 

As of December 31, 2025, the Districts had not constructed any public improvements. 

6. A list of facilities or improvements constructed by the District that 
were conveyed or dedicated to the county or municipality. 

The Districts did not construct any facilities or improvements conveyed or 
dedicated to the County in 2025. 

7. The final assessed valuation of the District as of December 31st of the reporting 
year. 
The Districts’ assessed valuation is $2,358,500. 

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



The 2026 budgets are attached hereto as Exhibit C. 

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. 

See Exhibit C. 

10. Notice of any uncured defaults existing for more than ninety (90) days under 
any debt instrument of the District. 

To our actual knowledge, the District did not receive notice of any uncured defaults 
existing for more than ninety (90) days under any Debt instrument of the Districts. 

11. Any inability of the District to pay its obligations as they come due under any 
obligation which continues beyond a ninety (90) day period. 

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



EXHIBIT A 
REIMBURSEMENT AGREEMENTS WITH TOLL SOUTHWEST, LLC 

 
INFRASTRUCTURE ACQUISITION AND REIMBURSEMENT AGREEMENT WITH 

TOLL SOUTHWEST, LLC (DISTRICT NO. 1































































































EXHIBIT B 
OPEN SPACE AGREEMENT 



1 
 

FIRST AMENDMENT TO THE  
OPEN SPACE AGREEMENT 

 
Piney Lake Trails 

A Residential Community in Douglas County, 
Colorado Approved under the  

 
PINEY LAKE TRAILS PLANNED DEVELOPMENT 

 
 THIS FIRST AMENDMENT TO THE OPEN SPACE AGREEMENT (“Amendment”) is 
made and entered into as of this ____ day of __________, 2025, by and among TOLL 
SOUTHWEST LLC, a Delaware limited liability company authorized to do business in Colorado 
(“Developer”), PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 1 (“District”), and the 
BOARD OF COUNTY COMMISSIONERS OF THE COUNTY OF DOUGLAS, STATE OF 
COLORADO (“County”). The Developer, the District, and the County are collectively referred to 
herein as the “Parties”.  
 

RECITALS 
 

WHEREAS, the Parties entered into a certain Open Space Agreement (“Agreement”) 
dated September 24, 2024; and 
  
 WHEREAS, the Parties desire to amend the Agreement to (i) clarify Section 2(a)(i) 
Principle Structures and Section 2(b) Permitted Uses within the Open Space Areas; (ii) update the 
name of the Parties and their respective contact information; and (iii) add Exhibit B Park Exhibit 
to the Agreement. 
 
 NOW, THEREFORE, the Parties hereto mutually agree as follows: 
 

1. All references to “Piney Lake Trails Metropolitan District” in the Agreement shall mean 
“Piney Lakes Trails Metropolitan District No. 1.” All references to the “District” in the 
Agreement shall mean Piney Lake Trails Metropolitan District No. 1. 
 

2. All references to “Developer” in the Agreement shall mean Toll Southwest LLC, a 
Delaware limited liability company which purchased the property identified in Exhibit A 
to the Agreement from Piney Lake Trails, LLC, a Colorado limited liability company 
pursuant to a Special Warranty Deed recorded with the Douglas County Clerk and Recorder 
on January 22, 2025 at Reception #2025002772.   
 

3. Section 2(a)(i) is hereby amended to read: 

Docusign Envelope ID: 38BE35C4-62C7-4769-B711-DB7FFF3424C0
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Principle Structures. In addition to natural open space and trailhead and trail system; 
community picnic areas; landscaping and associated appurtenances; benches; playgrounds, 
gas fire feature, artwork, grills, and mail kiosk; community shade structures, including 
gazebos; observation areas, including viewing platforms; entry, monument, wayfinding, 
and informational signage; and water, sewer, stormwater, electric and gas utility 
infrastructure are permitted within the Open Space Areas, subject to the approval of a site 
improvement plan, location and extent, or other review in accordance with the Douglas 
County Zoning Resolution. 

 
4. Section 2(b) is hereby amended to read: 

 
Permitted Uses within the Open Space Areas. Agriculture (as defined in the Douglas 
County Zoning Resolution), walking/biking trails, equestrian trails, play equipment 
including but not limited to playgrounds. All trails within the Open Space Area may be 
used by the public for equestrian purposes and pedestrian/bicycle purposes; provided, 
however, the District may restrict the use of the trails from time to time as reasonably 
prudent for the management of this resource and for the protection and safety of the 
residents and users. Motorized vehicles, including cars, trucks, ATV’s, off-road vehicles, 
motorcycles, dirt bikes and scooters, shall not be permitted on the trails at any time (with 
the exception of electric bikes and accessibility devices prescribed by the Americans with 
Disabilities Act if the District determines such uses are permissible and structurally 
practicable; and except for grooming and maintenance equipment, and except for vehicles 
necessary to conduct this maintenance, monitoring, law enforcement or as may from time 
to time facilitate agricultural farm implements. Trails are a “Use by Right” on all Open 
Space Areas).  
 

5. Section 7 is hereby amended to read: 
 
Notices. Notices shall be made as follows: 
 

If to Developer:  Toll Southwest, LLC 
    Attn: Tim Westbrook 
    7100 E. Belleview Ave., Ste. 200 
    Greenwood Village, CO 80111 
    E-mail: twestbrook@tollbrothers.com 
 
If to the District:  Piney Lakes Trails Metropolitan District No. 1 
    c/o WBA 
    Attn: Matt Fegan, Esq. 
    2154 E. Commons Ave., Ste. 2000 
    Centennial, CO 80122 

Docusign Envelope ID: 38BE35C4-62C7-4769-B711-DB7FFF3424C0Docusign Envelope ID: 0C833AF6-9784-45B6-8DE1-572B8A9EBD79
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    E-mail: mfegan@wbapc.com  
 
If to the County:  Douglas County 

Open Space & Natural Resources 
    100 Third Street 
    Castle Rock, CO 80104 
    E-mail: openspace@douglas.co.us  

 
Said notices shall be delivered personally during normal business hours to the appropriate 
office above, or by prepaid first-class U.S. mail or other method authorized in writing by 
the Parties. Mailed notices shall be deemed effective upon receipt or three (3) days after 
the date of mailing, whichever is earlier. The Parties may from time-to-time designate 
substitute addresses or persons where and to whom such notices are to be mailed or 
delivered, but such substitutions shall not be effective until actual receipt of written 
notification. 
 

6. Exhibit B depicting the Principal Structures on the Property is attached hereto and 
incorporated herein by reference. 
 

7. Other Terms and Conditions Remain. In the event of any inconsistencies between the 
Agreement and First Amendment, the terms of this First Amendment shall control. Except 
as expressly set forth in this First Amendment, the Agreement otherwise is unmodified and 
remains in full force and effect. Each reference in the Agreement to itself shall be deemed 
also to refer to this First Amendment.  
  

(Remainder of Page Intentionally Blank) 
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EXHIBIT C 
2026 BUDGET



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 1 
 
 

ANNUAL BUDGET 
 
 

FOR THE YEAR ENDING DECEMBER 31, 2026  



1/27/26

ACTUAL ESTIMATED BUDGET 
2024 2025 2026

BEGINNING FUND BALANCES 4,631$        2,405$        9,464,766$  

REVENUES
Property taxes -                  171,602      399,091      
Specific ownership taxes -                  13,080        29,932        
Interest Income 13,922        14,000        47,000        
Other Revenue -                  -                  21,719        
Bond issuance proceeds -                  9,985,000    -                  

Total revenues 13,922        10,183,682  497,742      

TRANSFERS IN -                  1,324,250    -                  

Total funds available 18,553        11,510,337  9,962,508    

EXPENDITURES
General Fund 16,148        140,715      100,000      
Debt Service Fund -                  67,656        600,000      
Capital Projects Fund -                  512,950      8,180,800    

Total expenditures 16,148        721,321      8,880,800    

TRANSFERS OUT -                  1,324,250    -                  

Total expenditures and transfers out 
requiring appropriation 16,148        2,045,571    8,880,800    

ENDING FUND BALANCES 2,405$        9,464,766$  1,081,708$  

EMERGENCY RESERVE 500$           5,600$        3,800$        
AVAILABLE FOR OPERATIONS 1,905          41,772        68,149        
SURPLUS FUND ($1,566,000) -                  785,500      1,009,759    
CAPITALIZED INTEREST -                  476,094      -                  

TOTAL RESERVE 2,405$        1,308,966$  1,081,708$  

PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 1
SUMMARY

2026 BUDGET
 WITH 2024 ACTUAL AND 2025 ESTIMATED

For the Years Ended and Ending December 31,

1

See summary of significant assumptions.



1/27/26

ACTUAL ESTIMATED BUDGET 
2024 2025 2026

ASSESSED VALUATION
Vacant land 2,355,700$  2,355,700$  5,305,790$  
Personal property 2,700          2,800          2,400          

Certified Assessed Value 2,358,400$  2,358,500$  5,308,190$  

MILL LEVY
General 0.000 72.759 21.481
Debt Service 0.000 0.000 53.703

Total mill levy 0.000 72.759 75.184

PROPERTY TAXES
General -$            171,602$     114,025$     
Debt Service -              -              285,066      

Levied property taxes -              171,602      399,091      

Budgeted property taxes -$            171,602$     399,091$     

BUDGETED PROPERTY TAXES
General -$            171,602$     114,025$     
Debt Service -              -              285,066      

-$            171,602$     399,091$     

PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 1
PROPERTY TAX SUMMARY INFORMATION

2026 BUDGET
 WITH 2024 ACTUAL AND 2025 ESTIMATED

For the Years Ended and Ending December 31,

2

See summary of significant assumptions.



1/27/26

ACTUAL ESTIMATED BUDGET 
2024 2025 2026

BEGINNING FUND BALANCES 4,631$        2,405$        47,372$      

REVENUES
Property taxes -                  171,602      114,025      
Specific ownership taxes -                  13,080        8,552          
Interest Income 13,922        1,000          2,000          

Total revenues 13,922        185,682      124,577      

Total funds available 18,553        188,087      171,949      

EXPENDITURES
General and administrative

Accounting 5,186          12,750        25,000        
Auditing -                  -                  8,000          
County Treasurer's Fee -                  2,574          1,710          
Dues and Membership -                  584             1,000          
Insurance 580             4,292          5,000          
District management -                  -                  10,000        
Legal 10,046        40,000        30,000        
Miscellaneous 336             430             -                  
Banking fees -                  50               -                  
Election -                  12,000        -                  
Repay developer advance -                  68,035        -                  
Contingency -                  -                  19,290        

Total expenditures 16,148        140,715      100,000      

Total expenditures and transfers out 
requiring appropriation 16,148        140,715      100,000      

ENDING FUND BALANCES 2,405$        47,372$      71,949$      

EMERGENCY RESERVE 500$           5,600$        3,800$        
AVAILABLE FOR OPERATIONS 1,905          41,772        68,149        
TOTAL RESERVE 2,405$        47,372$      71,949$      

For the Years Ended and Ending December 31,

PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 1
GENERAL FUND 

2026 BUDGET
 WITH 2024 ACTUAL AND 2025 ESTIMATED

3

See summary of significant assumptions.



1/27/26

ACTUAL ESTIMATED BUDGET 
2024 2025 2026

BEGINNING FUND BALANCES -$                -$                1,261,594$  

REVENUES
Property taxes -                  -                  285,066      
Specific ownership taxes -                  -                  21,380        
Interest Income -                  5,000          20,000        
Other Revenue -                  -                  21,719        

Total revenues -                  5,000          348,165      

TRANSFERS IN
Transfers from other funds -                  1,324,250    -                  

Total funds available -                  1,329,250    1,609,759    

EXPENDITURES
General and administrative

County Treasurer's Fee -                  -                  4,276          
Paying agent fees -                  -                  7,000          
Contingency -                  -                  21,719        

Debt Service 
Bond interest -                  67,656        567,005      

Total expenditures -                  67,656        600,000      

Total expenditures and transfers out 
requiring appropriation -                  67,656        600,000      

ENDING FUND BALANCES -$                1,261,594$  1,009,759$  

SURPLUS FUND ($1,566,000) -$                785,500$     1,009,759$  
CAPITALIZED INTEREST -                  476,094      -                  
TOTAL RESERVE -$                1,261,594$  1,009,759$  

PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 1
DEBT SERVICE FUND 

2026 BUDGET
 WITH 2024 ACTUAL AND 2025 ESTIMATED

For the Years Ended and Ending December 31,

4

See summary of significant assumptions.



1/27/26

ACTUAL ESTIMATED BUDGET 
2024 2025 2026

BEGINNING FUND BALANCES -$  -$  8,155,800$  

REVENUES
Bond issuance proceeds - 9,985,000 -  
Interest Income - 8,000 25,000 

Total revenues - 9,993,000 25,000 

Total funds available - 9,993,000 8,180,800  

EXPENDITURES
General and Administrative

Accounting -  -  5,000 
Capital Projects 

Bond issue costs - 512,950 -  
Engineering - - 10,000 
Capital outlay - - 8,165,800  

Total expenditures - 512,950 8,180,800  

TRANSFERS OUT
Transfers to other fund - 1,324,250 -  

Total expenditures and transfers out 
requiring appropriation - 1,837,200 8,180,800  

ENDING FUND BALANCES -$  8,155,800$  -$   

PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 1
CAPITAL PROJECTS FUND 

2026 BUDGET
 WITH 2024 ACTUAL AND 2025 ESTIMATED

For the Years Ended and Ending December 31,

5

See summary of significant assumptions.



PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 1 
2026 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 

Services Provided 

Piney Lake Trails Metropolitan District No. 1 (“the District”), a quasi-municipal corporation 
and a political subdivision of the State of Colorado, was organized in conjunction with 
Piney Lake Trails Metropolitan District No. 2 by order and decree of the District Court for 
Douglas County, Colorado on May 3, 2022, 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 Douglas County on 
April 5, 2022. The District’s service area is located in Douglas County. 

The District was established to provide planning, acquisition, construction, installation and 
financing of public improvements, including water, storm sewer, sanitation and wastewater 
treatment, street improvements, traffic safety protection, parks and recreation, television 
relay and translation, mosquito control, covenant enforcement and design review, and 
security services. 

Pursuant to the Service Plan, the District is permitted to issue bond indebtedness of 
$22,000,000 for the above listed purposes. In the future, the District may issue a portion or 
all of the remaining authorized but unissued general obligation for purposes of providing 
public improvements to support development as it occurs within the District’s service area. 

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 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. 
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PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 1 
2026 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 

Revenues (Continued) 
Property Taxes (Continued) 
 
Pursuant to the Service Plan, the District is required to adjust its maximum Required Mill 
Levy for changes in the ratio of actual to assessed value of property within the District. As 
of December 31, 2026, the adjusted maximum mill levy for debt service is 53.703 mills. 
Required Mill Levy means an ad valorem mill levy imposed upon all taxable property of the 
District each year in a amount sufficient to pay the principal, premium if any, interest on the 
Bonds as the same become due and payable and to make up any deficiencies in the 
Surplus Fund.  
 
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. 
 
For property tax collection year 2026, HB24B-1001 set the assessment rates as follows: 
 

Category Rate  Category Rate 

Single-Family Residential 6.25%  Agricultural Land 27.00% 

Multi-Family Residential 6.25%  Renewable Energy Land 27.00% 

Commercial 27.00%  Vacant Land 27.00% 

Industrial 27.00%  Personal Property 27.00% 

Lodging 27.00%  State Assessed 27.00% 

   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 7.50.% 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 4.00%. 
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PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 1 
2026 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 

Expenditures 

 
Administrative and Operating Expenditures 
 
Operating and administrative expenditures include the estimated services necessary to 
maintain the District’s administrative viability such as legal, management, accounting, 
insurance and meeting expense. 
 

County Treasurer’s Fees 
 
County Treasurer’s fees have been computed at 1.50% of property tax collections. 
 
Capital Outlay 
 
The District anticipates infrastructure improvements as noted in the Capital Projects fund. 
 
Debt Service 
 
Principal and interest payments are provided based on the debt amortization schedule 
from the anticipated bond issuance.  

 
Debt and Leases 

 
On November 14, 2025, the District issued Limited Tax General Obligation Bonds Series 
2025A and Subordinate Limited Tax General Obligation Bonds Series 2025B at 
$9,365,000 and $1,985,000 respectively.  
 
Proceeds from the sale of the Senior Bonds will be used for the purposes of (a) paying or 
reimbursing a portion of the costs of acquiring, constructing and/or installing certain Public 
Improvements; (b) funding the Surplus Fund in the Minimum Surplus Amount; (c) funding 
capitalized interest for payment of a portion of the interest to accrue on the Senior Bonds; 
and (d) paying other costs in connection with the issuance of the Senior Bonds and the 
Subordinate Bonds. 
 
Proceeds from the sale of the Subordinate Bonds will be used for the purpose of paying or 
reimbursing a portion of the costs of acquiring, constructing and/or installing certain Public 
Improvements. 
 
The Senior Bonds bear interest at the rate of 5.875%, payable semiannually to the extent 
of Senior Pledged Revenue available on each June 1 and December 1 (each an “Interest 
Payment Date”), beginning on June 1, 2026. Annual mandatory sinking fund principal 
payments are due on December 1, beginning on December 1, 2031. The Senior Bonds 
mature on December 1, 2055.  
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PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 1 
2026 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 

Debt and Leases (Continued) 
 
The Subordinate Bonds are anticipated to bear interest at the rate of 8.50% per annum 
payable annually on December 15, beginning December 15, 2025, only to the extent of 
Subordinate Pledged Revenue. The Subordinate Bonds are structured as cash flow bonds 
meaning that there are no regularly scheduled payments of principal or interest prior to 
their maturity date. The stated maturity date of the Subordinate Bonds is December 15, 
2055. 
 
To the extent principal of any Subordinate Bond is not paid when due, such principal shall 
remain outstanding, subject to the Subordinate Termination Date (defined below). To the 
extent interest on any Subordinate Bond is not paid when due, such interest shall 
compound annually on each December 15, at the rate then borne by the Subordinate 
Bond. 
 
All of the Subordinate Bonds and interest thereon shall be deemed to be paid, satisfied, 
and discharged on October 15, 2065 (the “Subordinate Termination Date”), after the 
application of available Subordinate Pledged Revenue on such date, regardless of the 
amount of principal and interest paid prior to the Subordinate Termination Date. 
 
The District has no debt, nor any operating or capital leases. 
 
 

Reserves 
 

Debt Service Reserves 
 
The District maintains a Debt Service Reserve in the form of the Surplus Fund as required 
with the anticipated issuance of the Series 2025A Bonds. 
 
Emergency Reserve 
 
The District has provided for an emergency reserve fund equal to at least 3% of 
fiscal year spending as defined under TABOR. 

 
This information is an integral part of the accompanying budget.
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PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 1 
2026 BUDGET 

SCHEDULE OF DEBT SERVICE TO MATURITY 

Bonds and Interest
Maturing in the

Year Ending December 31, Principal Interest Total

2026 -$  567,005$   567,005$   
2027 - 550,194 550,194  
2028 - 550,194 550,194  
2029 - 550,194 550,194  
2030 - 550,194 550,194  
2031 70,000  550,194 620,194  
2032 110,000  546,081 656,081  
2033 115,000  539,619 654,619  
2034 140,000  532,863 672,863  
2035 145,000  524,638 669,638  
2036 170,000  516,119 686,119  
2037 175,000  506,131 681,131  
2038 200,000  495,850 695,850  
2039 215,000  484,100 699,100  
2040 240,000  471,469 711,469  
2041 255,000  457,369 712,369  
2042 285,000  442,388 727,388  
2043 300,000  425,644 725,644  
2044 335,000  408,019 743,019  
2045 350,000  388,338 738,338  
2046 390,000  367,775 757,775  
2047 410,000  344,863 754,863  
2048 450,000  320,775 770,775  
2049 475,000  294,338 769,338  
2050 520,000  266,431 786,431  
2051 550,000  235,881 785,881  
2052 600,000  203,569 803,569  
2053 635,000  168,319 803,319  
2054 685,000  131,013 816,013  
2055 1,545,000  90,763  1,635,763  
Total 9,365,000$     12,480,330$   21,845,330$   

Principal Payable December 1

 $9,365,000 
 Limited Tax General Obligation Bonds 

Series 2025
Interest 5.875%

Dated November 14, 2025
Interest Payable June 1 and December 1

10
See summary of significant assumptions.



PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 2 

ANNUAL BUDGET 

FOR THE YEAR ENDING DECEMBER 31, 2026 



12/9/25

ACTUAL ESTIMATED BUDGET 
2024 2025 2026

BEGINNING FUND BALANCES -$  -$ -$

REVENUES

Total revenues - - - 

Total funds available - - - 

EXPENDITURES

Total expenditures - - - 

Total expenditures and transfers out 
requiring appropriation - - - 

ENDING FUND BALANCES -$  -$ -$

For the Years Ended and Ending December 31,

PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 2
GENERAL FUND 

2026 BUDGET
 WITH 2024 ACTUAL AND 2025 ESTIMATED

See summary of significant assumptions. 
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12/9/25

ACTUAL ESTIMATED BUDGET 
2024 2025 2026

ASSESSED VALUATION
Vacant land 2,355,700$  2,355,700$  5,305,790$  
Personal property 2,700          2,800          2,400          

Certified Assessed Value 2,358,400$  2,358,500$  5,308,190$  

MILL LEVY

Total mill levy 0.000 0.000 0.000

PROPERTY TAXES

Budgeted property taxes -$            -$ -$            

BUDGETED PROPERTY TAXES
General -$            -$ -$            

-$            -$ -$            

PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 2
PROPERTY TAX SUMMARY INFORMATION

2026 BUDGET
 WITH 2024 ACTUAL AND 2025 ESTIMATED

For the Years Ended and Ending December 31,

See summary of significant assumptions. 
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PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 2 
2026 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 

Services Provided 

Piney Lake Trails Metropolitan District No. 2 (“the District”), a quasi-municipal 
corporation and a political subdivision of the State of Colorado, was organized in 
conjunction with Piney Lake Trails Metropolitan District No. 1 by order and decree of the 
District Court for Douglas County, Colorado on May 3, 2022, 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 Douglas County on April 5, 2022. The District’s service area is located in Douglas 
County. 

The District was established to provide planning, acquisition, construction, installation and 
financing of public improvements, including water, storm sewer, sanitation and 
wastewater treatment, street improvements, traffic safety protection, parks and recreation, 
television relay and translation, mosquito control, covenant enforcement and design 
review, and security services. 

Pursuant to the Service Plan, the District is permitted to issue bond indebtedness of 
$22,000,000 for the above listed purposes. In the future, the District may issue a portion 
or all of the remaining authorized but unissued general obligation for purposes of 
providing public improvements to support development as it occurs within the District’s 
service area. 

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 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 

No activity anticipated in 2026. 

Expenditures 

No activity anticipated in 2026. 

Debt and Leases 

The District has no debt, nor any operating or capital leases. 
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PINEY LAKE TRAILS METROPOLITAN DISTRICT NO. 2 
2026 BUDGET 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 

Reserves 

Emergency Reserve 

The District has provided for an emergency reserve fund equal to at least 3% of fiscal year 
spending as defined under TABOR. 

This information is an integral part of the accompanying budget. 
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EXHIBIT D 
2025 DISTRICT NO. 1 AUDIT AND THE DISTRICT NO. 2 AUDIT EXEMPTION 

APPLICATION 

An extension of audit was completed. The audit information will be supplied at a 
later date.



EXHIBIT E 
DLG-32 
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