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Management Budget Report 
 
 
BOARD OF DIRECTORS 
CITY CENTER WEST RESIDENTIAL METROPOLITAN DISTRICT NO. 2 
 
We have presented the accompanying forecasted budget of revenues, expenditures and fund balances for the 
year ending December 31, 2026, including the comparative information of the forecasted estimate for the year 
ending December 31, 2025 and the actual historic information for the year 2024. 
 
These financial statements are designed for management purposes and are intended for those who are 
knowledgeable about these matters. We have not audited, reviewed or compiled the accompanying forecast 
and, accordingly, do not express an opinion or provide any assurance about whether the forecast is in accordance 
with accounting principles generally accepted in the United States of America. Substantially all the disclosures 
required by accounting principles generally accepted in the United States of America have been omitted.  If the 
omitted disclosures were included in the forecast, they might influence the user’s conclusions about the results 
of operations for the forecasted periods. 
 
 
 
 
 
 
Pinnacle Consulting Group, Inc. 
January 30, 2026 
 



CITY CENTER WEST RESIDENTIAL METROPOLITAN DISTRICT NO. 2
STATEMENT OF REVENUES & EXPENDITURES WITH BUDGETS
GENERAL FUND

(a) (b) (c) (d)
2024 2025 2025 2026

Audited Adopted Projected Adopted
Revenues Actual Budget Budget Budget

Property Taxes 139,920$       146,275$       146,275$       152,173$       
Specific Ownership Taxes 4,967             8,777             6,264             9,130             
O&M Fee 112,398         133,950         130,000         137,900         
ARC Review Fee 7,050             3,750             3,750             3,750             
Transfer Fee 18,000           2,100             1,800             4,095             
Covenant Violations 1,800             -                 1,400             5,500             
Interest & Other Income 6,252             100                2,404             2,000             

Total Revenues 290,388$       294,952$       291,893$       314,549$       

Expenditures
Operations & Maintenance

Landscaping 35,325$         59,500$         55,100$         63,500$         
Hardscapes 3,289             8,500             8,000             8,500             
Storm Water Facilities -                 2,250             5,250             4,000             
Repairs and Replacements 23,655           16,500           13,000           44,975           
Pet Waste -                 -                 3,000             3,000             
Amenities -                 2,000             3,574             1,000             
Utility Locating -                 250                383                250                
Utilities 40,140           30,000           29,000           30,000           
Facilities Management 19,453           15,500           15,500           16,275           

Administration
Accounting and Finance 25,399           24,500           24,500           25,725           
Audit 7,800             6,750             6,500             10,000           
District Management 27,840           32,860           32,860           34,500           
Election 184                10,000           1,429             2,500             
Insurance 2,474             4,000             3,402             3,700             
Legal 22,842           16,500           24,000           21,000           
Office, Dues, Newsletters & Other 4,776             5,559             5,971             6,475             
District Website 978                2,500             2,100             2,200             
ARC Reviews 9,623             3,750             3,750             3,900             
Constituent Communication 9,563             6,975             6,400             7,325             
Covenant Enforcement 2,588             5,340             5,340             6,185             
Property Transfer/Title 15,376           2,100             2,100             4,095             
Treasurer's Fees 2,099             2,194             2,194             2,283             

Total Expenditures 253,402$       257,528$       253,353$       301,388$       

Revenues Over/(Under) Expenditures 36,987$         37,423$         38,540$         13,161$         

Beginning Fund Balance 38,416$         64,659$         75,403$         113,943$       

Ending Fund Balance 75,403$         102,082$       113,943$       127,104$       

Components of Ending Fund Balance
TABOR Reserve 8,712$           8,849$           8,757$           9,436$           
Operating Reserve (25% of Expenditures) 63,350           64,382           63,338           75,347           
Repair and Replacement Reserve (47,353)          28,852           41,848           42,321           

Total Ending Fund Balance 24,709$         102,082$       113,943$       127,104$       

Mill Levy
Operating 12.088 12.296 12.296 12.612
Debt Service 60.561 61.601 61.601 39.982

Total Mill Levy 72.649 73.897 73.897 52.594

Assessed Value 11,351,450$  11,896,150$  11,896,150$  12,065,760$  

Property Tax Revenue
Operating 139,577         146,275         146,275         152,173         
Debt Service 699,261         732,815         732,815         482,413         

Total Property Tax Revenue 824,671         879,090         879,090         634,587         

Modified Accrual Budgetary Basis
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STATEMENT OF REVENUES & EXPENDITURES WITH BUDGETS
DEBT SERVICE FUND

(a) (b) (c) (d)
2024 2025 2025 2026

Audited Amended Projected Adopted
Revenues Actual Budget Budget Budget

Bond Proceeds -$               7,294,486$    7,294,486$    -$               
Property Taxes 687,122         732,815         732,815         482,413         
Specific Ownership Taxes 24,887           31,381           31,381           28,945           
Interest Income/Other 42,062           32,461           32,461           10,000           

Total Revenues 754,071$       8,091,143$    8,091,143$    521,358$       

Expenditures
Bond Principal
    Bond Principal - 2019A -$               4,150,000$    4,150,000$    -$               
    Bond Principal - 2019B -                 2,850,000      2,850,000      -                 
Bond Interest
    Bond Interest - 2019A 207,500         137,757         137,757         -                 
    Bond Interest - 2019B -                 1,254,799      1,254,799      -                 
Bond Interest
    Bond Interest - 2025A -                 -                 -                 504,599         
2019A Bond Premium -                 124,500         124,500         -                 
2019B Bond Premium 85,500           85,500           -                 
Trustee Fees 7,000             7,500             7,500             7,500             
Treasurer's Fees 10,308           14,656           14,656           9,648             
Cost of Issuance -                 507,205         507,205         -                 
Contingency -                 -                 -                 10,000           

Total Expenditures 224,808$       9,131,917$    9,131,917$    531,747$       

Revenues over/(under) Expend 529,262$       (1,040,774)$   (1,040,774)$   (10,389)$        

Beginning Fund Balance 525,069$       1,054,331$    1,054,331$    13,557$         

Ending Fund Balance 1,054,331$    13,557$         13,557$         3,168$           

Components of Ending Fund Balance
-$               -$               -$               -$               

Funds in Excess of Max Surplus 224,331         -                 -                 
Bond Fund 830,000         13,557           13,557           3,168             

Total Ending Fund Balance 1,054,331$    13,557$         13,557$         3,168$           

Modified Accrual Budgetary Basis
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CITY CENTER WEST RESIDENTIAL METROPOLITAN DISTRICT NO. 2  
2026 BUDGET MESSAGE 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 

Services Provided 
 

City Center West Metropolitan District No. 2 is a quasi-municipal corporation organized and 
operated pursuant to provisions set forth in the Colorado Special District Act and was formed in 
June 2017. The District was established in the City of Greeley, Weld County, Colorado consisting 
of approximately 79 acres.  The District was organized to provide financing for the construction 
of public improvements including, but not limited to, water, non-potable irrigation, sanitation, 
parks and recreation, streets, safety protection, storm water and drainage, limited fire protection, 
traffic and safety controls, and transportation improvements and facilities, and to provide the 
operation and maintenance of these improvements. 

 
The budget is prepared on the modified accrual basis of accounting, which is consistent with the 
basis of accounting used in presenting the District's financial statements. 
 
In preparing the 2026 budget, the following goals are foremost for the District: 
 

• Provide the level of operational support necessary in order to maintain the District’s 
compliance with state statute. 
 

• Facilitate the maintenance of public infrastructure. 
 
The District has no employees and all administrative functions are contractual. 
 
 

Revenues 
 
O&M Fees 

The primary sources of revenue for the General Fund are the Operations and Maintenance fees. 
 
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 District is authorized to levy up to 10 mills adjusted for changes in the ratio of actual value to 
assessed value of the property within the District for operations and maintenance.  



CITY CENTER WEST RESIDENTIAL METROPOLITAN DISTRICT NO. 2  
2026 BUDGET MESSAGE 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 

Specific Ownership Taxes 
 
Specific ownership taxes are set by the State and collected by the Treasurer for Weld County, 
primarily on vehicle licensing within Weld County as a whole. The specific ownership taxes are 
allocated by the Treasurer to all taxing entities within Weld County. The budget assumes that the 
District's share will be equal to approximately 6% of the property taxes collected by both the 
General Fund and Debt Service Fund. 

Miscellaneous Revenues 
 
Based on Development activity in the District, the following revenues are also anticipated in the 
upcoming fiscal year; ARC Fees and Transfer Fees. 
 
Net Investment Income 
 
Interest earned on the District's available funds has been estimated based on an average interest 
rate of approximately 4.0%. 
 

 
Expenditures 

 
Administrative and Operating Expenditures 
 
Operating and administrative 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 legal, accounting, managerial, insurance, meeting expense, and 
other administrative expenses. 
 
County Treasurer’s Fees 
 
County Treasurer's fees have been computed at 1.5% of property tax collections. 
 
Capital Outlay 
 
The District anticipates no infrastructure improvements during 2026. 
 
 

Debt and Leases 
 
The District has developer debt on advances for operations and capital improvements. Repayment 
to the developer is made as funds are available each year. 

 
 
 
 



CITY CENTER WEST RESIDENTIAL METROPOLITAN DISTRICT NO. 2  
2026 BUDGET MESSAGE 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 

 
Debt and Leases (cont.) 

 
The District has outstanding the following bond issues: 
 
On December 17, 2019, the District issued Limited Tax General Obligation Bonds, Series 2019A 
and Subordinate Limited Tax General Obligation Bonds, Series 2019B for $4,150,000 and 
$2,850,000, respectively. The bonds were refunded on July 30, 2025, with the issuance of the 
Series 2025 Limited Tax General Obligation Refunding Bonds. 
 
On July 30, 2025, the District issued Limited Tax General Obligation Refunding Bonds, Series 
2025 and Supplemental B Interest Registered Coupons for $7,000,000 and $146,193.60 aggregate 
issue price, respectively. The proceeds will be used by the District to refund the Series 2019A and 
Series 2019B Bonds. 
 
The Bonds shall accrue interest at the rate of 5.000% (Series 2025) and a 3.90% yield 
(Supplemental B Interest Coupons). Series A requires interest-only payments from June 1, 2026 – 
June 1, 2027, followed by principal and interest payments through maturity on December 1, 2049. 
The Supplemental B Interest Coupons requires one payment for full maturity of $160,000 on 
December 1, 2027. 
 
The Series 2025A Bonds are subject to redemption prior to maturity, at the option of the District, 
as a whole or in integral multiples of $1,000, in any order of maturity, and in whole or partial 
maturities, no earlier than December 1, 2030. The bonds are also subject to mandatory sinking 
fund redemption, in part, by lot, on December 1, 2036, and on each December 1 thereafter. 
Payment of par and accrued interest amounts can be redeemed in accordance with the schedule 
found within the bond indenture. As of December 31, 2025, the District has accrued and unpaid 
interest related to the Series 2025A bonds in the amount of $50,000.  
 
The District has no operating or capital leases. 
 
 

Reserves 
 
Emergency Reserve 
 
The District has provided for an Emergency Reserve fund equal to at least 3% of fiscal year 
spending for 2026, as defined under TABOR. 
 
 
 
 
 



CITY CENTER WEST RESIDENTIAL METROPOLITAN DISTRICT NO. 2  
2026 BUDGET MESSAGE 

SUMMARY OF SIGNIFICANT ASSUMPTIONS 
 

 
Reserves (cont.) 

 
Operating Reserve 
 
The District has fully funded an Operating Reserve equal to 25% of budgeted expenses.  A Repair 
Reserve is funded with the goal of meeting the fully funded $44,513 balance outlined in the 
Reserve Study completed in December 2024. 
 
 
Debt Service Reserve 
 
The District has a maximum Surplus Fund Reserve of $558,663 in accordance with the Series 2025 
bond issuance. This reserve has been established. 
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Miscellaneous Matters 

AG makes no representation regarding the Series 2025 Obligations or the advisability of investing in 
the Series 2025 Obligations. In addition, AG has not independently verified, makes no representation 
regarding, and does not accept any responsibility for the accuracy or completeness of this Official Statement 
or any information or disclosure contained herein, or omitted herefrom, other than with respect to the accuracy 
of the information regarding AG supplied by AG and presented under the heading “BOND INSURANCE”. 

DEBT SERVICE REQUIREMENTS  

The following table sets forth the debt service requirements for the Series 2025 Obligations. 

Debt Service Requirements
(Totals may not add due to rounding) 

Year Principal1
“A” 

Interest 
“B” 

Interest Total 

2025  $             -- $ -- $ -- $              --
2026  -- 504,599 -- 504,599
2027  -- 377,663 160,000 537,663
2028  180,000 377,663 -- 557,663
2029  190,000 368,663 -- 558,663
2030  195,000 359,163 -- 554,163
2031  205,000 349,413 -- 554,413
2032  215,000 339,163 -- 554,163
2033  230,000 328,413 -- 558,413
2034  240,000 316,913 -- 556,913
2035  250,000 304,913 -- 554,913
2036  265,000 292,413 -- 557,413
2037  275,000 278,500 -- 553,500
2038  290,000 264,063 -- 554,063
2039  305,000 248,838 -- 553,838
2040  325,000 232,825 -- 557,825
2041  340,000 215,763 -- 555,763
2042 360,000 197,063 -- 557,063
2043 380,000 177,263 -- 557,263
2044  400,000 156,363 -- 556,363
2045 420,000 134,363 -- 554,363
2046  445,000 111,263 -- 556,263
2047  470,000 85,675 -- 555,675
2048  495,000 58,650 -- 553,650
2049  525,000 30,188 -- 555,188

  $7,000,000   $6,109,787 $160,000 $13,269,787
1 See “THE SERIES 2025 OBLIGATIONS – Redemption Prior to Maturity – Mandatory Sinking Fund Redemption of the Series 2025 Bonds,” as 

well as the inside front cover of this Official Statement for the “A” and “B” interest rates on the Series 2025 Bonds. 

Sources: The Underwriter 

RISKS AND OTHER INVESTMENT CONSIDERATIONS 

The following is a discussion of certain risks and other factors to be considered in connection with 
a prospective investment in the Series 2025 Obligations.  Prospective investors should fully understand and 
evaluate these risks and other factors, as well as the information set forth elsewhere in this Official 
Statement, in order to make an informed investment decision.  Each prospective investor is urged to consult 



IN ACCORDANCE WITH 39-5-128(1), C.R.S., AND NO LATER THAN AUGUST 25, THE ASSESSOR CERTIFIES TO SCHOOL DISTRICTS:
TOTAL ACTUAL VALUE OF ALL TAXABLE PROPERTY:

0.00

IN ACCORDANCE WITH 39-5-128(1.5), C.R.S., THE ASSESSOR PROVIDES:
HB21-1312 ASSESSED VALUE OF EXEMPT BUSINESS PERSONAL PROPERTY (ESTIMATED): **
**              The tax revenue lost due to this exempted value will be reimbursed to the tax entity by the County Treasurer in accordance
                  with 39-3-119.5(3), C.R.S.

0.00

0.00

IN ACCORDANCE WITH ART.X, SEC.20, COLO. CONSTUTION AND 39-5-121(2)(b), C.R.S., THE ASSESSOR CERTIFIES
THE TOTAL ACTUAL VALUATION FOR THE TAXABLE YEAR 2025

0.00

5.    $ 2,019,370.00

12,065,760.00

CERTIFICATION OF VALUATION BY DOLA LGID/SID

WELD COUNTY ASSESSOR
Date 11/17/2025

CITY CENTER WEST RESIDENTIAL METRO 2

66790/1

2025
IN ACCORDANCE WITH 39-5-121(2)(a) and 39-5-128(1), C.R.S., AND NO LATER THAN AUGUST 25, THE ASSESSOR
CERTIFIES THE TOTAL VALUATION FOR ASSESSMENT FOR THE TAXABLE YEAR

PREVIOUS YEAR'S NET TOTAL TAXABLE ASSESSED VALUATION:

NAME OF TAX ENTITY:

‡                   This value reflects personal property exemptions IF enacted by the jurisdiction as authorized by Art. X, Sec. 20(8)(b), Colo. Constitution
*                   New Construction is defined as: Taxable real property structures and the personal property connected with the structure.
≈                   Jurisdiction must submit to the Division of Local Government respective Certifications of Impact in order for the values to be treated as growth in the limit
                     calculation; use Forms DLG 52 & 52A.
Φ                  Jurisdiction must apply to the Division of Local Government before the value can be treated as growth in the limit calculation; use Form DLG 52B.

11,896,150.00

:

1.    $

1566 County Tax Entity Code

USE FOR STATUTORY PROPERTY TAX REVENUE LIMIT CALCULATION ("5.5%" LIMIT) ONLY

1.

2. CURRENT YEAR'S GROSS TOTAL TAXABLE ASSESSED VALUATION: ‡ 12,065,760.002.    $

            LESS TOTAL TIF AREA INCREMENTS, IF ANY: 0.003.    $3.

4. CURRENT YEAR'S NET TOTAL TAXABLE ASSESSED VALUATION: 4.    $

5. NEW CONSTRUCTION:  *

6.    $6. INCREASED PRODUCTION OF PRODUCING MINE:  ≈

0.007.    $7. ANNEXATIONS/INCLUSIONS:

0.008.    $8. PREVIOUSLY EXEMPT FEDERAL PROPERTY: ≈

New Tax Entity? YES NO

0.009.    $9. NEW PRIMARY OIL OR GAS PRODUCTION FROM ANY PRODUCING OIL AND GAS
LEASEHOLD OR LAND (29-1-301(1)(b), C.R.S.): Φ

0.0010. TAXES RECEIVED LAST YEAR ON OMITTED PROPERTY AS OF AUG. 1 (29-1-
301(1)(a), C.R.S.). Includes all revenue collected on valuation not previously certified:

10.    $

25,694.4911. TAXES ABATED AND REFUNDED AS OF AUG. 1 (29-1-301(1)(a), C.R.S.) and (39-10-
114(1)(a)(I)(B), C.R.S.):

11.    $

USE FOR TABOR "LOCAL GROWTH" CALCULATION ONLY

:

CURRENT YEAR'S TOTAL ACTUAL VALUE OF ALL REAL PROPERTY: ¶ 182,425,634.001.    $1.

TO TAXABLE REAL PROPERTYADDITIONS

FROM TAXABLE REAL PROPERTYDELETIONS

CONSTRUCTION OF TAXABLE REAL PROPERTY IMPROVEMENTS: * 32,308,984.002.    $2.

ANNEXATIONS/INCLUSIONS: 0.003.    $3.

INCREASED MINING PRODUCTION: § 0.004.    $4.

PREVIOUSLY EXEMPT PROPERTY: 0.005.    $5.

OIL OR GAS PRODUCTION FROM A NEW WELL: 0.006.    $6.

TAXABLE REAL PROPERTY OMITTED FROM THE PREVIOUS YEAR'S TAX
WARRANT: (If land and/or a structure is picked up as omitted property for multiple years, only the most
current year's actual value can be reported as omitted property.):

0.007.    $7.

DESTRUCTION OF TAXABLE REAL PROPERTY IMPROVEMENTS: 8.    $8.

0.00DISCONNECTIONS/EXCLUSIONS: 9.    $9.

1,174.00PREVIOUSLY TAXABLE PROPERTY: 10.    $10.

¶                    This includes the actual value of all taxable real property plus the actual value of religious, private school, and charitable real property.
*                    Construction is defined as newly constructed taxable real property structures.
§                    Includes production from new mines and increases in production of existing producing mines.

$

$

NOTE: ALL LEVIES MUST BE CERTIFIED to the COUNTY COMMISSIONERS NO LATER THAN DECEMBER 15.

DLG 57 (Rev. 7/21)



0.00

25,694.49

USE FOR STATUTORY PROPERTY TAX LIMIT CALCULATION ("5.25% LIMIT")

IN ACCORDANCE WITH §§ 39-5-121(2)(a) and 39-5-128(1), C.R.S., AND NO LATER THAN AUGUST 25, THE ASSESSOR
CERTIFIES THE TOTAL VALUATION FOR ASSESSMENT FOR THE TAXABLE YEAR 2025 :

* Change in law for property tax classification does not include changes in classification due to property use changes.

Notes:
The property tax limit will apply to all property taxing entities with the exception of school districts and any county, city and county, city, or town that has
adopted a home rule charter (29-1-306(1)(b), C.R.S.). The revenue limit applies to any property taxing entities that have authority to exceed current 5.5%
and the TABOR limit.

The Division of Local Government (“the Division”) has developed technical assistance resources to assist taxing entities with the calculation of the
property tax limit available online here (https://dlg.colorado.gov/budget-information-and-resources). Please understand that the Division has no statutory or
administrative role in calculating or enforcing the property tax limit, and each taxing entity’s revenue limits and voter approval history may be unique. The
technical assistance resources provided by the Division with regard to the property tax limit are not definitive and not legal advice. Taxing entities may
choose to calculate the property tax limit with a methodology that is different from the methodology presented in the Division’s technical assistance
resources. The Division always recommends that taxing entities consult with an attorney in order to understand and apply the various statutory and
constitutional revenue limits that may apply to that taxing entity.

0.00

5.    $ 0.00

2,019,370.00

CURRENT YEAR'S GROSS TOTAL TAXABLE ASSESSED VALUATION: 12,065,760.001.    $1.

2.             LESS TOTAL TIF AREA INCREMENTS, IF ANY: 0.002.    $

CURRENT YEAR'S NET TOTAL TAXABLE ASSESSED VALUATION: 12,065,760.003.    $3.

4. NEW CONSTRUCTION: 4.    $

5. ANNEXATIONS/INCLUSIONS:

6.    $6. PREVIOUSLY EXEMPT PROPERTY:

7.    $7. TAXES RECEIVED LAST YEAR ON OMITTED PROPERTY AS OF AUG. 1 (29-1-301(1)(a), C.R.S.):
   Includes all revenue collected on valuation not previously certified:

0.008.    $

8. INCREASED VALUATION FOR ASSESSMENT ATTRIBUTABLE TO A CHANGE IN LAW FOR A
PROPERTY TAX CLASSIFICATION* (29-1-306(3)(a), C.R.S.) and
(39-10-114(1)(a)(I)(B), C.R.S.):

9.    $9. TAXES ABATED AND REFUNDED AS OF AUG. 1 (29-1-301(1)(a), C.R.S.) and (39-10-114(1)(a)(I)(B),
C.R.S.):

10. TOTAL VALUATION FOR ASSESSMENT FROM PRODUCING MINES OR
LANDS OR LEASEHOLDS PRODUCING OIL OR GAS 10.    $

11. REVENUE INCREASE FROM EXPIRED TIF: 11.    $

0.00

DOLA LGID/SID 66790/11566 County Tax Entity Code

NOTE: ALL LEVIES MUST BE CERTIFIED to the COUNTY COMMISSIONERS NO LATER THAN DECEMBER 15.

DLG 57 (Rev. 7/21)
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