
 

 

     March 1, 2023 

 

 

Moses Garcia, Esq. 

City of Loveland 

500 East 3rd Street, Suite 330 

Loveland, Colorado 80537 

(Via Email: 

Stephanie.Cardew@cityofloveland.org) 

 

Office of the State Auditor 

1525 Sherman Street, 7th Floor 

Denver, Colorado 80203 

(Via E-Portal) 

 

Division of Local Government 

1313 Sherman Street 

Room 521 

Denver, Colorado 80203 

(Via E-Portal) 

Larimer County Clerk and Recorder  

Larimer County Colorado 

P.O. Box 1280 

Fort Collins, Colorado 80522 

(Via Email: recording@larimer.org) 

 

 

Re: Annual Report for Eagle Brook Meadows Metropolitan Districts Nos. 1 – 3  

 

To Whom It May Concern: 

 

Pursuant to Section 32-1-207(3) C.R.S., enclosed please find the 2022 Annual 

Report for Eagle Brook Meadows Metropolitan Districts Nos. 1 – 3. 

  

Please contact our office with any questions regarding the Annual Report. 

 

 

Sincerely, 

 

      
 



 EAGLE BROOK MEADOWS METROPOLITAN DISTRICT NOS. 1 – 3 

 

 2022 ANNUAL REPORT  

 TO  

 THE CITY OF LOVELAND 

 

 Pursuant to the Consolidated Service Plan (“Service Plan”) for Eagle Brook Meadows 

Metropolitan District Nos. 1 – 3 (individually, “District No. 1,” “District No. 2,” and “District 

No. 3;” collectively, the “Districts”), the Districts are required to provide an annual report to the 

City of Loveland (the “City”) with regard to the following matters that occurred during calendar 

year 2022.  

 

 In addition, pursuant to Section 32-1-207(3)(c), C.R.S., the Districts are required to 

submit an annual report for the preceding calendar year commencing in 2023 for the 2022 

calendar year to the City, the Division of Local Government, the state auditor, and the Larimer 

County Clerk and Recorder. The Districts hereby submit this annual report to satisfy the above 

requirements for the year 2022. 

 

A. Boundary changes made or proposed; 

B. Copies of all intergovernmental agreements entered into or proposed to be entered into, 

including amendments; 

C. Changes or proposed changes in the Districts’ policies; 

D. Changes or proposed changes in the Districts’ operations;   

E. Any changes in the financial status of the Districts, including revenue projections or 

operating costs; 

F. A summary of any litigation involving the Districts; 

G. Proposed plans for the year immediately following the year summarized in the annual 

report; 

H. Construction contracts entered into; 

I. Status of the Districts’ public improvement construction schedule; 

J. A list of all public improvements constructed by the Districts that have been dedicated to 

and accepted by the City; and 

K. Summary of financial information. 

 

For the year ending December 31, 2022, the Districts make the following report pursuant to 

its Service Plan: 

  

 A. Boundary changes made or proposed. 

  

No boundary changes for any of the Districts were made or proposed in 2022. 

 

B. Copies of all intergovernmental agreements entered into or proposed to be entered into, 

including amendments. 

  

No intergovernmental agreements were entered into or proposed by the Districts in 2022. 
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 C. Changes or proposed changes in the Districts’ policies.  

 

 There were no changes or proposed changes in the Districts’ policies in 2022. 

 

 D. Changes or proposed changes in the Districts’ operations. 

 

On November 15, 2022, the Districts approved a joint resolution approving the 

imposition of an operations and maintenance fee to defray costs associated with operating 

and maintaining public improvements within the boundaries of the Districts, which was 

recorded in the real property records of Larimer County on December 19, 2022 at 

Reception No. 20220072831. A copy of such resolution is attached hereto as Exhibit A.  

 

Pursuant to the Service Plan, the Districts are required to commence consolidation 

procedures upon the final issuance of debt. As of the date of this annual report, no 

townhomes have been constructed in District No. 3 and public improvements are being 

installed as needed by the developer. The Districts have notified the City Attorney that 

the Districts anticipate consolidating into one District at such time construction of some 

or all townhomes are completed, and residents live in District No. 3, which will allow 

District No. 3 to financially contribute to the costs of consolidation and ongoing expenses 

of a consolidated district as well as allow future residents to vote in the consolidation 

proceedings. 

 

E. Any changes in the financial status of the Districts, including revenue projections or 

operating costs. 

 

The financial status of the Districts, including revenue and operating costs for the fiscal 

year ending 2022 and projected for fiscal year 2023 are reflected in the Districts’ 2023 

adopted budgets attached hereto as Exhibit B.   

 

F. A summary of any litigation involving the Districts. 

 

 There was no litigation involving the Districts in 2022.  

 

G. Proposed plans for the year immediately following the year summarized in the annual 

report. 

 

There are no plans for the Districts to install and construct public improvements in 2023. 

However, it is anticipated that any remaining public improvements will be installed and 

constructed by the developer and conveyed to District No. 1 or the City for ownership, 

operation and maintenance.    

 

H. Construction contracts entered into. 

 

No construction contracts were entered into by the Districts in 2022. 

 

I. Status of the Districts’ public improvement construction schedule. 
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Please see response to Section G above for the public construction schedule. 

 

J. A list of all public improvements constructed by the Districts that have been dedicated to 

and accepted by the City.  

 

Eagle Brook Meadows Second Subdivision Public Infrastructure including water, 

sanitary sewer, storm sewer and pavement improvements was initially accepted by the 

City on August 24, 2022. Final acceptance is scheduled for August 24, 2024. 

 

K. Summary of Financial Information. 

 

 1. Assessed value of taxable property within the Districts’ Boundaries. 

 

 Pursuant to the certifications of valuation received from the Larimer County Assessor, 

the Districts’ net total taxable assessed valuations for taxable year 2022 are as follows: 

 

 District No. 1: $ 10,150 

 District No. 2: $ 6,421,899 

 District No. 3: $       223,893 

 

2. Total acreage of property within the Districts’ Boundaries. 

 

 District No. 1:     0.13 acres 

 District No. 2: 102.02 acres  

 District No. 3:   15.81 acres 

 

3. Audited financial statements of the Districts, to the extent audited financial 

statements are required by state law. 

 

 District No. 2 qualified and will apply for an application for exemption from audit 

for fiscal year 2022.  District No. 1 and District No. 3 will submit a copy of their 

audited financial statements for the period ending December 31, 2022 upon 

completion.  

 

4. Annual budget of the Districts. 

 

 The Districts’ budgets for fiscal year 2023 are attached hereto as Exhibit B.  

 

5. Resolutions regarding issuance of Debt or other financial obligations, including 

relevant financing documents, credit agreements, and official statements.  

 

District No. 1: 

District No. 1 entered into the following financial obligations, which are subject 

to annual appropriations and not “Debt” as that term is defined in the Service 

Plan: 
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2020 Funding and Reimbursement Agreement and Refunding 2020 Subordinate 

Note and Issuance of 2021 Subordinate Note to Secure Repayment of Operation 

and Maintenance Expenses.  On November 14, 2019, District No. 1 approved a 

2020 Funding and Reimbursement Agreement with Front Range Investment 

Holdings, LLC (“Front Range”), effective January 1, 2020 (“2020 O&M 

Agreement”), relating to (i) the advancement of funds from Front Range to 

District No. 1 to pay for the operations and maintenance costs and other budgeted 

general fund expenditures of the Districts, and (ii) District No. 1’s reimbursement 

of such funds.  To evidence District No. 1’s reimbursement obligation to Front 

Range, District No. 1 issued a subordinate promissory note to Front Range in the 

principal amount of $250,000 with a maturity date of December 31, 2020 (“2020 

O&M Note”).  The funding obligation term of the 2020 O&M Agreement 

terminated on December 31, 2020. 

 

On November 5, 2020, District No. 1 approved (i) a “2021 Funding and 

Reimbursement Agreement” with Front Range, (ii) the refunding of the 2020 

O&M Note, and (iii) the issuance of 2021 Subordinate Note, relating to (i) the 

advancement of funds from Front Range to District No. 1 to pay for the 

operations and maintenance costs and other budgeted general fund expenditures 

of the Districts, and (ii) District No. 1’s reimbursement of such funds.      

 

On November 4, 2021, District No. 1 approved (i) a First Amendment to the 2021 

Funding and Reimbursement Agreement to increase the amount of advances to be 

received by the District and to extend the funding obligation term through 

December 31, 2022, (ii) the refunding of the 2021 Subordinate Note, and (iii) the 

issuance of the new Subordinate Note to pay for the operations and maintenance 

costs and other budgeted general fund expenditures of the Districts (the “2021 

Note”). 

 

On November 15, 2022, District No. 1 approved (i) a Second Amendment to the 

2021 Funding and Reimbursement Agreement to increase the amount of advances 

to be received by the District and to extend the funding obligation term through 

December 31, 2023, (ii) the refunding of the 2021 Note, and (iii) the issuance of a 

new Subordinate Note to refund an existing Subordinate Note to secure 

repayment of operating advances by District No. 1. 

 

Improvement Acquisition, Advance and Reimbursement Agreement and 

Subordinate Promissory Note.   As reported in the 2018 Annual Report, District 

No. 1 approved an Improvement Acquisition, Advance and Reimbursement 

Agreement (“Capital Agreement”) with Front Range on December 20, 2018, 

relating to (i) the construction of public improvements for the Districts by Front 

Range; (ii) the advancement of funds to the District No. 1 to fund District No. 1’s 

costs associated with the construction of public improvements; and (iii) the 

reimbursement obligation of District No. 1 for funds advanced and public 

improvements constructed by Front Range.  To evidence District No. 1’s 
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reimbursement obligation to Front Range, District No. 1 issued a subordinate 

promissory note to Front Range in a principal amount up to $14,000,000 (“2019 

Note”).   

 

As reported in the 2019 Annual Report, on October 18, 2019, District No. 1 and 

Front Range entered into a First Amendment to Improvement Acquisition, 

Advance and Reimbursement Agreement to increase the funding amount to 

$17,500,000 and to clarify and amend the sources of repayment for funds 

advanced.  In connection with the First Amendment, District No. 1 refunded the 

2019 Note and issued a new note to Front Range in an amount not to exceed 

$17,500,00 (“2020 Note”). 

 

On November 5, 2020, District No. 1 approved a Second Amendment to 

Improvement Acquisition Advance and Reimbursement Agreement to increase 

the funding amount to $26,000,000 and to clarify and amend the sources of 

repayment for funds advanced. In connection with the Second Amendment, 

District No. 1 refunded the 2020 Note issued a new note to Front Range in an 

amount not to exceed $26,000,000 (the “2021 Note”). 

 

On November 4, 2021, District No. 1 approved a Third Amendment to 

Improvement Acquisition, Advance and Reimbursement Agreement to extend the 

Funding Obligation Term, modify the termination and assignment provisions, and 

authorize the refunding of the 2021 Note and issuance of new Subordinate Note to 

Front Range to provide for the assignability of the new Subordinate Note. 

 

On November 15, 2022, District No. 1 approved a Fourth Amendment to 

Improvement Acquisition, Advance and Reimbursement Agreement to extend the 

Funding Obligation Term through December 31, 2023. 

 

District No. 2 and District No. 3: 

As previously reported, on August 31, 2021, District No. 3 issued its Limited Tax 

General Obligation Bonds, Series 2021(3) (“Series 2021 Bonds”) in the amount of 

$14,000,000. A copy of the resolution approving this transaction was included 

with the Districts 2021 Annual Report. In connection with District No. 3’s 

issuance of its Series 2021 Bonds, District No. 2 adopted a resolution approving a 

capital pledge agreement to assist in the payment of debt service on the Series 

2021 Bonds. A copy of the resolution approving the capital pledge agreement was 

included with the Districts 2021 Annual Report. 

 

6. The Districts’ Debt (stated separately for each class of Debt).  

 

On August 31, 2021, District No. 3 issued its Limited Tax General Obligation 

Bonds, Series 2021(3) in the amount of $14,000,000. 

  

7. The Districts’ Debt Service (stated separately for each class of Debt). 

 District No. 2: $210,298 
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 District No. 3: $212,210 

   

 8. The Districts’ tax revenue. 

 District No. 1: $ 159 

 District No. 2: $ 278,568 

 District No. 3: $ 772 

 

 9. Other revenues of the Districts 

 District No. 1: $1,723,887 

 District No. 2: $19 

 District No. 3: $214,166 

 

 10. The Districts’ public improvement expenditures 

 District No. 1: $1,337,631  

 District No. 2: $0 

 District No. 3: $0 

   

 11. Other expenditures of the Districts 

 District No. 1: $387,477 

 District No. 2: $278,587 

 District No. 3: $189 

 

 

 

For the year ending December 31, 2022, the Districts make the following report pursuant to 

Section 32-1-207(3)(c), C.R.S.: 

 

(a) Boundary changes made. 

 

 The Districts had no boundary changes in 2022. 

 

(b) Intergovernmental agreements entered into or terminated with other governmental 

entities. 

 

 No intergovernmental agreements were entered into or terminated by the Districts in 

2022.   

 

(c) Access information to obtain a copy of rules and regulations adopted by the board. 

  

For information concerning rules and regulations adopted by the Districts please contact 

the Districts’ manager:  

 

Andrew Kunkel 

Pinnacle Consulting Group, Inc. 

550 W Eisenhower Blvd 

Loveland, CO 80537 
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Phone: (970) 669-3611  

Email: andrewk@pcgi.com 

 

(d) A summary of litigation involving public improvements owned by the special district. 

  

In 2022, the Districts were not involved in any litigation involving public improvements 

owned by the District. 

 

(e) The status of the construction of public improvements by the special district. 

  

There are no plans for the Districts to install and construct public improvements in 2023. 

However, it is anticipated that any remaining public improvements will be installed and 

constructed by the developer and conveyed to District No. 1 or the City for ownership, operation 

and maintenance.  

 

(f) A list of facilities or improvements constructed by the special district that were conveyed 

or dedicated to the county or municipality. 

  

Eagle Brook Meadows Second Subdivision Public Infrastructure including water, 

sanitary sewer, storm sewer and pavement improvements was initially accepted by the City on 

August 24, 2022. Final acceptance is scheduled for August 24, 2024. 

 

(g) The final assessed valuation of the special district as of December 31 of the reporting 

year. 

  

 Please see Section K(1) above.   

 

(h) A copy of the current year's budget. 

  

Copies of the Districts’ 2023 Budgets are attached hereto as Exhibit B.  

 

(i) 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. 

  

As of the date of filing this annual report, the 2022 audits for District Nos. 1 and 3 are not 

complete and will be submitted as a supplement to this annual report upon completion. As of the 

date of filing this annual report, the 2022 Application for Exemption from Audit has not been 

completed for District No. 2 and will be submitted as a supplement to this annual report upon 

completion.    

 

(j) Notice of any uncured defaults existing for more than ninety days under any debt 

instrument of the special district. 

  

As of December 31, 2022, the Districts did not receive any notices of uncured defaults. 

 

mailto:andrewk@pcgi.com
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(k) Any inability of the special district to pay its obligations as they come due under any 

obligation which continues beyond a ninety-day period. 

 

As of December 31, 2022, the Districts did not have any inability to pay their obligations 

as they come due under any obligation which continued beyond a ninety (90) day period. 



EXHIBIT A  

 

JOINT RESOLUTION APPROVING THE IMPOSITION OF AN OPERATIONS AND 

MAINTENANCE FEE  



















 

 

 
  

EXHIBIT B  

 

2023 ADOPTED BUDGET
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