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Handbook Exhibits

Exhibit A

Excerpt from budget for District 3 (resident district).  Money received from selling 
bonds ‑ $12.4 million.  Transferred to "master" developer district, District 1:



Budget for District 1, Developer District.  Received bond proceeds from District 3 and 
wrote a check to the developer for the same amount as repayment for principal and 
interest on the "loan" from the developer to the residents.

Note the developer is s�ll "advancing" money to the residents ($4.5 million) on the 
loan



In another district, here the bond proceeds of $12.6 million are received by the 
management district and immediately spent to repay the developer's advances ‑ 
"advances from SR En��es" (Developer).
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Exhibit B

Excerpts from Pledge Agreement where subservient taxing district (Residents) pledge 
to pay all their tax revenue to the master district (developer):

"AMENDED AND RESTATED PLEDGE AGREEMENT

This AMENDED AND RESTATED PLEDGE AGREEMENT (this “Agreement” or “Pledge 
Agreement”), is made and entered into and dated as of __________ 1, 2020 by and 
between STERLING RANCH COMMUNITY AUTHORITY BOARD (the “Issuer”) and 
STERLING RANCH COLORADO METROPOLITAN DISTRICT NO.2 (the “Taxing District” 
or “District No. 2”).

BACKGROUND

A. The forma�on of the Taxing District was approved by the Board of County 
Commissioners of Douglas County, Colorado (the “County”) in conjunc�on with the 
approval of the Service Plan of the Taxing District (as amended referred to herein as 
the “Service Plan”). The Taxing District was organized with the approval of its 
respec�ve electors, such approval fully contempla�ng the crea�on of the Issuer as 
provided in the Service Plan. The Service Plan has been prepared for the Taxing 
District pursuant to Sec�ons 32‑1‑201 et seq., C.R.S., as amended (the “Special 
District Act”) and all required governmental approval has been obtained therefor.

B. Pursuant to the Colorado Cons�tu�on, Ar�cle XIV, Sec�on18(2)(a), and Sec�ons 
29‑1‑203 and 29‑1‑203.5, C.R.S., the Districts (defined below) entered into the First 
Amended and Restated Sterling Ranch Community Authority Board Establishment 
Agreement (“CABEA”) dated June 29, 2015, as amended from �me to �me, which 
created the Issuer and provided for, among other things, the power of the Issuer to 
issue Bonds (as defined in the CABEA) to finance Actual Construc�on Costs of Public 
Improvements (as defined in the CABEA), and the pledge of revenues of the Districts 
to pay for debt service with respect to such" 

. . . .

"G. In order to facilitate the issuance of the Series 2020A Bonds, the Series 2020B 
Bonds, the Series 2019A Bonds, and other District No. 2 Debt Obliga�ons (as defined 
below) in the future and in exchange for the purchase of the District No. 2 Debt 



Obliga�ons by the owners thereof (the “Owners”), the Taxing District has, by the 
terms of this Agreement, agreed to impose ad valorem property taxes and pledge 
certain revenues to the Issuer to provide for a por�on of the payment of District No. 
2 Debt Obliga�ons and covenanted to take certain ac�ons with respect to genera�ng 
such revenues, for the benefit of the Owners."

Here is another example where the developer creates a "loan" to the master district 
‑ also the developer.  The person signing for the developer and the master district is 
the same person:





Here is the agreement by the subservient districts (residents) in the same community 
to pay all their tax proceeds to the master district (developer).  Note again, the 
signatures for the resident districts and the developer district are all the same;











Exhibit C

Here is the face page of a sample bond issued by the developer to repay his 
advances.  The bond investors buy the bonds; pay the developer for the bond.  The 
developer however does not pay back the bond debt ‑ the residents pay it back with 
their taxes.  Bond proceeds to developer.  Bond debt to the residents.

The bonds are o�en over 200 pages long but contain a wealth of informa�on.  
Unfortunately some of the informa�on is misleading (ie not disclosing that the 
electors who voted to authorize billions of dollars in bond debt were the developers 
employees and had a conflict of interest with the residents who will actually pay the 
debt).  The bonds can be found at this website: 
h�ps://emma.msrb.org/TradeData/PriceDiscovery

Type in the name of the metro district in the search box and click on the links for 
issues and then documents that provide the prospectus for each bond.  

https://emma.msrb.org/tradedata/pricediscovery
https://emma.msrb.org/tradedata/pricediscovery
https://emma.msrb.org/tradedata/pricediscovery


Exhibit D 

Here is a link to several sample service plans.  The Service Plan is the document that 
is approved by the city/county to establish the new government ‑ the metro district.  

This is the rou�nely missed opportunity that the city/county has to impose checks 
and balances as well as monthly if not weekly repor�ng requirements un�l the board 
is 100% residents.

The service plan iden�fies the purpose and boundaries of the district.

It should include enforceable checks and balances on issuing debt by the residents 
but does not.  It should include a verifiably documented analysis as to why metro 
district financing is more cost efficient that the tradi�onal financing method.  It never 
does.

h�p://solterracommunity.org/index.php/2020/07/20/service‑plans‑and‑a�ached‑fin
ancial‑plans/

http://solterracommunity.org/index.php/2020/07/20/service-plans-and-attached-financial-plans/
http://solterracommunity.org/index.php/2020/07/20/service-plans-and-attached-financial-plans/
http://solterracommunity.org/index.php/2020/07/20/service-plans-and-attached-financial-plans/
http://solterracommunity.org/index.php/2020/07/20/service-plans-and-attached-financial-plans/
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Exhibit E

Sample Ballot Issue.  The developer and his family/employees vote to place 
themselves on the board of directors, vote to authorize a very high repayment debt 
limit (like a credit card authorized limit), vote to eliminate the right of the future 
residents to actually issue the debt, vote to give that right to the board ‑ themselves.
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Exhibit F

Here is a sample of the no�ces that rou�nely cancel the public elec�ons in metro 
districts because "no one wanted to run".

        

"NOTICE OF CANCELLATION OF ELECTION and CERTIFIED STATEMENT OF RESULTS
FOSSIL RIDGE METROPOLITAN DISTRICT NO. 2

NOTICE IS HEREBY GIVEN pursuant to § 1‑13.5‑513(6), C.R.S., that, at the close of 
business on February 29, 2016 there were not more candidates for director than 
offices to be filled, including candidates filing affidavits of intent to be write‑in 
candidates. Therefore, the special elec�on to be held on May 3, 2016 is hereby 
cancelled.

The following candidates are declared elected by acclama�on:

Ashley Tarufelli          Un�l May 2018
Kathleen Kelley          Un�l May 2020
Lloyd T. Waterman    Un�l May 2018
Marc Savela                 Un�l May 2020

/s/George M. Rowley Designated Elec�on Official
Contact Person for Districts:
Kristen D. Bear, Esq.
WHITE BEAR ANKELE TANAKA & WALDRON A�orneys at Law
2154 E. Commons Avenue, Suite 2000 Centennial, Colorado 80122
(303) 858‑1800
 
PUBLISHED IN: The Lakewood Hub PUBLISHED ON: April 14, 2016
0823.0009:743082"
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Exhibit G

Here is a sample of a Community Authority Board ‑ a separate metro district created 
by the master (developer) and subservient (resident) districts for the purpose of 
owning the assets, controlling the assets and issuing the debt.  There is no authority 
under Title 32 for a special district to create another special district.  Only the city or 
county can create a new special district.  

Note that the person signing this agreement is the same for the master district, the 
subservient districts and the developer.  The same person.  

Also included following the signature pages is an explana�on of who sits on the 
board and why.  The master district (developer) appoints 5 of the 11 members.  The 
subservient (resident) districts appoint 1 per district.  There are 7 districts and only 
one has been built out.  This guarantees that the developer will control all the 
spending and taxing decisions un�l the 7th district is built out ‑ at least 15 to 20 years 
in the future.











Here is an excerpt from the Service Plan for one of the subservient (resident) 
financing districts that explains the crea�on of the Community Authority Board:




