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MARABOU RANCH METROPOLITAN DISTRICT 

2025 ANNUAL REPORT 

Pursuant to §32-1-207(3)(c) and the Service Plan for Marabou Ranch Metropolitan District (the 
“District”), the District is required to provide an annual report with regard to the following matters:  

For the year ending December 31, 2025, the District makes the following report: 

§32-1-207(3) Statutory Requirements 

1. Boundary changes made. 
 There were no changes or proposed changes to the District’s boundaries in 2025. 

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

 No intergovernmental agreements were entered into or terminated during 2025. 
3. Access information to obtain a copy of rules and regulations adopted by the board. 

The District has not adopted rules and 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 Arapahoe 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. 

5. The status of the construction of public improvements by the District. 
The District did not construct any public improvements as of December 31, 2025. 

6. A list of facilities or improvements constructed by the District that were conveyed or 
dedicated to the county or municipality. 
The District did not construct or dedicate any facilities or improvements as of December 
31, 2025. 

7. The final assessed valuation of the District as of December 31st of the reporting year. 
The 2025 final assessed valuation of the District is $7,054,840. 

8. A copy of the current year’s budget. 
 A copy of the 2026 budget is attached as Exhibit A. 

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. 

 The District’s 2025 audit exemption is attached as Exhibit B. 
10. Notice of any uncured defaults existing for more than ninety (90) days under any debt 

instrument of the District. 
 The District is not aware of any uncured events of default by the District. 
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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. 
The District is not aware of any inability to pay its obligations as they become due, in 
accordance with the terms of such obligations, which continue beyond a ninety (90) 
day period. 
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Service Plan Requirements 

1. Boundary changes made or proposed to the District’s boundaries as of December 31 of the 
prior year. 

 There were no changes or proposed changes to the District’s boundaries in 2025. 
2. Intergovernmental Agreements entered into or proposed as of December 31 of the report 

prior year. 
 No intergovernmental agreements were entered into or terminated during 2025. 

3. A summary of any litigation which involves the District Improvements or services as of 
December 31 of the prior year. 
To our actual knowledge, based on review of the court records in Arapahoe 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. 

4. The final assessed valuation of the District’s for the current year. 
The 2025 final assessed valuation of the District is $7,054,840. 

5. Current year budget. 
A copy of the 2026 budget is attached as Exhibit A. 

6. Audit of the District’s financial statements, for the year ending December 31 of the 
previous year, prepared in accordance with generally accepted accounting principles or 
audit exemption, if applicable. 
The District’s 2025 audit exemption is attached as Exhibit B. 
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EXHIBIT A 
(2026 Budget) 

  



MARABOU RANCH METROPOLITAN DISTRICT 
 

2026 BUDGET MESSAGE 
 
The attached 2026 Budget for Marabou Ranch Metropolitan District includes these important 
features: 
 
Marabou Ranch Metropolitan District is a quasi-municipal corporation organized and operated 
pursuant to provisions set forth in the Colorado Special District Act.  The primary purpose of the 
District is to provide for the acquisition and/or the operation and maintenance of certain existing 
improvements previously constructed for Marabou Ranch and presently owned by the Marabou 
Ranch Owners Association. The improvements include a potable water system serving Marabou 
Ranch, as well as internal roads, perimeter fencing and riparian improvements.  

 
The following 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. 
 
 2026 BUDGET STRATEGY 
 
The District's strategy in preparing the 2026 budget is to strive to provide the scope of services 
desired by the property owners and residents of the District in the most economic manner possible. 
The services previously provided by the District will be provided by the property owners 
association in 2026. The District has determined that the most equitable way to fund the services 
to be provided is through a combination of assessments and property taxes against properties in 
the District.  



Marabou Ranch Metropolitan District Date Printed: 1/17/26
Statement of Revenues, Expenditures, & Changes In Fund Balance
Modified Accrual Basis For the Period Indicated

2024 2025 Variance YTD Thru YTD Thru Variance 2026
Unaudited Adopted Favorable 2025 10/31/25 10/31/25 Favorable Adopted

Actual Budget (Unfavor) Forecast Actual Budget (Unfavor) Budget Budget Notes / Assumptions
PROPERTY TAXES

Lot Breakdown:
# of Vacant Lots 48               45               45               43               Per Assessor Download 07/30/25
# of Improved Lots 14               17               17               19               Per Assessor Download 07/30/25

Total # of Lots 62               62               62               62               

Average Vacant Lot AV 19,413        24,156        24,156        25,103        
Average Improved Lot AV 285,248      285,716      285,716      314,495      Per Dec Download

Assessed Valuation 4,925,280   5,944,210   5,944,210   7,054,840   Final AV 11.30.25
= = = =

Mill Levy Breakdown:
Mill Levy - Operations 10.960 17.000 17.000 17.000 Estimated Need
Temporary Mill Levy Credit - Operations (15.250)
Mill Levy - Debt 4.290 6.250 6.250 5.250 8 mills originally projected

Total 15.250        23.250        23.250        7.000          
Property Tax Revenue - Operations 53,981        101,052      101,052      12,346        AV * Mills/ 1,000 (Max $200K +Growth)
Property Tax Revenue - Debt 21,129        37,151        37,151        37,038        AV * Mills/ 1,000

Total 75,111        138,203      138,203      49,384        

OPERATIONS & CAPITAL FEES

Vacant Lot Fee Breakdown:
Operations Assessment 2,911          4,446          4,446          -              For unimproved properties-ops
Capital / Debt Assessment 1,139          1,634          1,634          1,519          For unimproved properties-debt

Total Fee Per Vacant Lot 4,050          6,080          6,080          1,519          
Add Average Property Tax Per Vacant Lot $296 $562 $562 $176
Total Taxes & Fees- Vacant Lot $4,346 $6,642 $6,642 1,695          Approximate avg total per vacant lot

Average Property Tax Per Improved Lot $4,350 $6,643 $6,643 $2,201 Average of 19 properties

No assurance is provided on these financial statements;
substantially all disclosures required by GAAP omitted. Page 2



Marabou Ranch Metropolitan District Date Printed: 1/17/26
Statement of Revenues, Expenditures, & Changes In Fund Balance
Modified Accrual Basis For the Period Indicated

2024 2025 Variance YTD Thru YTD Thru Variance 2026
Unaudited Adopted Favorable 2025 10/31/25 10/31/25 Favorable Adopted

Actual Budget (Unfavor) Forecast Actual Budget (Unfavor) Budget Budget Notes / Assumptions
COMBINED FUNDS

REVENUE
Property Taxes 80,291        138,203      (0)               138,203      138,203      138,203      (0)               49,384        AV * Mills/ 1,000 (Max $200K +Growth)
Specific Ownership Taxes 4,666          9,675          -             9,675          6,398          7,256          (859)            3,457          7.0% of Taxes
Maintenance Fees (Vacant Lot Operations) 139,728      200,070      -             200,070      200,070      200,070      -              -              43 Lots
Vacant Lot Fees- Capital/Debt 54,672        73,530        -             73,530        73,530        73,530        -              65,317        43 Lots
Interest 4,569          3,250          -             3,250          2,004          2,708          (705)            3,608          
Association Contributions -              -              -             -              -              -              -              -              
Other Revenues 378             200             -             200             50               167             (117)            200             

TOTAL REVENUE 284,304      424,928      (0)               424,928      420,254      421,934      (1,680)         121,966      

EXPENDITURES
Administration 74,090        99,902        22,090       77,812        54,475        87,372        32,897        33,100        See General Fund Detail
Operations 150,735      205,380      (5,508)        210,888      145,931      182,967      37,036        -              See General Fund Detail
Organizational Costs -              -              -             -              -              -              -              -              
Debt Service 75,539        131,123      15,871       115,252      32,810        37,793        4,983          123,046      See Debt Service Fund
Capital Outlay -              -              -             -              -              -              -              -              See Capital Fund

TOTAL EXPENDITURES 300,364      436,405      32,453       403,952      233,216      308,132      74,916        156,147      
REVENUE OVER / (UNDER) EXP (16,060)       (11,477)       32,453       20,976        187,038      113,802      73,235        (34,180)       
OTHER SOURCES / (USES)

Bond Proceeds -              -              -             -              -              -              -              -              No Financed Projects Planned

TOTAL OTHER SOURCES / (USES) -              -              -             -              -              -              -              -              

CHANGE IN FUND BALANCE (16,060)       (11,477)       -             20,976        187,038      113,802      73,235        (34,180)       

BEGINNING FUND BALANCE 174,908      159,231      (382)           158,849      158,849      159,231      (382)            179,825      

ENDING FUND BALANCE 158,849      147,754      32,071       179,825      345,886      273,033      72,853        145,644      
= = = = = = = =

COMPONENTS OF FUND BALANCE:
Non-Spendable 3,060          3,500          -             3,500          -              4,746          Estimated Prepaid Insurance
Restricted for Emergencies 6,185          9,336          (0)               9,336          9,336          497             3% of General Fund Rev/Exp
Restricted for Debt Service 91,039        72,628        16,891       89,520        170,838      71,869        Per Debt Service Fund
Restricted for Capital Improvements -              -              -             -              -              -              Per Capital Fund
Assigned For Following Year Budget Deficit -              -              -             -              -              -              Assume Balanced Budget for 2026
Assigned for Capital Replacements 45,000        60,000        -             60,000        45,000        25,000        Assigned for Future Replacements
Unassigned 13,564        2,290          15,179       17,469        120,713      43,532        Remaining General Fund Dollars Available

TOTAL ENDING FUND BALANCE 158,849      147,754      32,071       179,825      345,886      145,644      
= = = = = =

No assurance is provided on these financial statements;
substantially all disclosures required by GAAP omitted. Page 3



Marabou Ranch Metropolitan District Date Printed: 1/17/26
Statement of Revenues, Expenditures, & Changes In Fund Balance
Modified Accrual Basis For the Period Indicated

2024 2025 Variance YTD Thru YTD Thru Variance 2026
Unaudited Adopted Favorable 2025 10/31/25 10/31/25 Favorable Adopted

Actual Budget (Unfavor) Forecast Actual Budget (Unfavor) Budget Budget Notes / Assumptions
GENERAL FUND

REVENUE
Property Taxes 55,886        101,052      (0)               101,051      101,051      101,052      (0)               12,346        AV * Mills/ 1,000 (Max $200K +Growth)
Property Taxes - State Backfill 2,531          -              -             -              -              -              -              -              State Backfill of Lost Revenue - SB22-238
Specific Ownership Taxes 3,353          7,074          -             7,074          4,678          5,306          (628)            864             7.0% of Taxes
Maintenance Fees (Vacant Lot Operations) 139,728      200,070      -             200,070      200,070      200,070      -              -              43 Lots
Interest Income 4,305          2,800          -             2,800          1,796          2,333          (538)            3,161          -                                                                                               
Late Fees & Interest -              -              -             -              -              -              -              -              Assume no delinquent accounts
Other Income (Estoppel Fees) 378             200             -             200             50               167             (117)            200             Based on 2025 forecast

TOTAL REVENUE 206,181      311,196      (0)               311,195      307,645      308,927      (1,282)         16,571        

EXPENDITURES
Administration

Accounting 28,701        26,250        -             26,250        19,411        23,100        3,689          12,500        Based on Reduced Activity
Audit -              -              -             -              -              -              -              -              Exemption included in Accounting above
District Management 12,000        12,000        -             12,000        10,000        10,000        -              -              Operations moved back to Association
Election -              15,000        12,994       2,006          2,006          15,000        12,994        -              No Election in 2026
Insurance & SDA Dues 3,650          13,210        9,098         4,112          4,112          13,210        9,099          4,520          2025 + 10% Inc
Legal 24,768        26,600        -             26,600        13,247        21,280        8,033          7,500          Assuming 1 board meeting/year
Water Rights- Legal & Engineering -              -              -             -              -              -              -              -              Operations moved back to Association
Office Supplies & Misc Other 1,445          1,600          -             1,600          1,289          1,333          45               1,500          Bill.com fees & misc other
Credit Card Fees 365             500             -             500             269             417             148             -              Operations moved back to Association
Treasurer's Fees 1,753          3,032          (2)               3,034          3,034          3,032          (3)               370             3% of property taxes
Website 1,408          1,710          -             1,710          1,107          -              (1,107)         1,710          
Contingency 5,000          

Total Administration 74,090        99,902        22,090       77,812        54,475        87,372        32,897        33,100        

Operations
Water System Maintenance 47,256        19,280        -             19,280        12,862        16,067        3,205          -              Operations moved back to Association
Road Maintenance 17,399        70,000        (27,008)      97,008        97,008        70,000        (27,008)       -              
Cattle Guard Maintenance -              2,000          -             2,000          -              2,000          2,000          -              
Snow Removal 58,119        45,100        -             45,100        25,750        30,067        4,317          -              
Gate Maintenance 540             1,500          (7,500)        9,000          6,311          1,500          (4,811)         -              
Fence Maintenance -              3,000          -             3,000          -              3,000          3,000          -              
Pond/Ditch/Irrigation Maintenance -              4,000          -             4,000          -              4,000          4,000          -              
Riparian Improvement Maintenance (90)              20,000        7,500         12,500        -              20,000        20,000        -              
Landscaping/Open Space Maintenance -              500             (3,500)        4,000          4,000          500             (3,500)         -              
Trail Maintenance 4,000          10,000        -             10,000        -              10,000        10,000        -              
Sign Maintenance 23,512        5,000          -             5,000          -              5,000          5,000          -              
Contingency -              25,000        25,000       -              -              20,833        20,833        -              Unforeseen needs

Total Operations 150,735      205,380      (5,508)        210,888      145,931      182,967      37,036        -              

TOTAL EXPENDITURES 224,825      305,282      16,582       288,700      200,406      270,339      69,933        33,100        

REVENUE OVER / (UNDER) EXP (18,644)       5,914          16,582       22,495        107,239      38,588        68,650        (16,530)       Use carryover from 2024 to cover deficit

OTHER SOURCES / (USES)
Association Advance (Repayment) -              -              -             -              -              -              -              -              
Transfer from (to) Other Funds -              -             -              -              -              -              

TOTAL OTHER SOURCES / (USES) -              -              -             -              -              -              -              -              

CHANGE IN FUND BALANCE (18,644)       5,914          16,582       22,495        107,239      38,588        68,650        (16,530)       
BEGINNING FUND BALANCE 86,454        69,212        (1,403)        67,810        67,810        69,212        (1,403)         90,305        

ENDING FUND BALANCE 67,810        75,126        15,179       90,305        175,048      107,801      67,248        73,775        
= = = = =  = =

No assurance is provided on these financial statements;
substantially all disclosures required by GAAP omitted. Page 4



Marabou Ranch Metropolitan District Date Printed: 1/17/26
Statement of Revenues, Expenditures, & Changes In Fund Balance
Modified Accrual Basis For the Period Indicated

2024 2025 Variance YTD Thru YTD Thru Variance 2026
Unaudited Adopted Favorable 2025 10/31/25 10/31/25 Favorable Adopted

Actual Budget (Unfavor) Forecast Actual Budget (Unfavor) Budget Budget Notes / Assumptions
DEBT SERVICE FUND

REVENUE
Property Taxes 21,875        37,151        -             37,151        37,151        37,151        (0)               37,038        AV * Mills/ 1,000
Specific Ownership Taxes 1,313          2,601          -             2,601          1,720          1,951          (231)            2,593          7.0% of Taxes
Vacant Lot Capital / Debt Fees 54,672        73,530        -             73,530        73,530        73,530        -              65,317        43 Lots
Interest Income 264             450             -             450             208             375             (167)            448             -                                                                                               

TOTAL REVENUE 78,123        113,732      -             113,732      112,609      113,007      (398)            105,396      

EXPENDITURES
Bond Principal- Series A 33,000        35,000        -             35,000        -              -              -              36,000        Due 12/1 Per DS Amort Schedule
Bond Interest- Series A 33,283        56,137        7,613         48,524        24,254        28,069        3,814          46,315        6.31% Thru 12/29
Bond Principal- Series B -              11,650        (4,076)        15,727        -              -              -              15,727        Due 12/1 Per DS Amort Schedule
Bond Interest- Series B 8,579          17,221        2,335         14,885        7,440          8,610          1,170          13,893        6.31% Thru 12/29
Treasurer's Fees 657             1,115          (1)               1,116          1,116          1,115          (1)               1,111          3% of Property Taxes
Bond Issuance Costs -              -              -             -              -              -              -              -              
Contingency 20               10,000        10,000       -              -              -              -              10,000        Unforeseen Needs or Loan Draws

TOTAL EXPENDITURES 75,539        131,123      15,871       115,252      32,810        37,793        4,983          123,046      

REVENUE OVER / (UNDER) EXP 2,584          (17,390)       15,871       (1,519)         79,799        75,214        4,585          (17,651)       

OTHER SOURCES / (USES)
Transfer To Other Funds -              -              -             -              -              -              -              -              None anticipated
Bond Proceeds- Series A -              -              -             -              -              -              -              -              Series A fully drawn during 2020
Bond Proceeds- Series B -              -              -             -              -              -              -              Series B Closed Dec 1, 2024

TOTAL OTHER SOURCES / (USES) -              -              -             -              -              -              -              -              
CHANGE IN FUND BALANCE 2,584          (17,390)       15,871       (1,519)         79,799        75,214        4,585          (17,651)       
BEGINNING FUND BALANCE 88,455        90,018        1,021         91,039        91,039        90,018        1,021          89,520        

ENDING FUND BALANCE 91,039        72,628        16,891       89,520        170,838      165,232      5,606          71,869        
= = = = =  = =

COMPONENTS OF FUND BALANCE:
Debt Service Reserve Fund 68,843        68,000        -             68,000        68,986        68,000        Required By Bond Covenants
Bond Payment Fund 22,196        4,628          16,891       21,520        101,851      3,869          

TOTAL FUND BALANCE 91,039        72,628        16,891       89,520        170,838      71,869        
= = = = =

No assurance is provided on these financial statements;
substantially all disclosures required by GAAP omitted. Page 5



Marabou Ranch Metropolitan District Date Printed: 1/17/26
Statement of Revenues, Expenditures, & Changes In Fund Balance
Modified Accrual Basis For the Period Indicated

2024 2025 Variance YTD Thru YTD Thru Variance 2026
Unaudited Adopted Favorable 2025 10/31/25 10/31/25 Favorable Adopted

Actual Budget (Unfavor) Forecast Actual Budget (Unfavor) Budget Budget Notes / Assumptions
CAPITAL FUND

REVENUE
Interest income -              -              -             -              -              -              -              -              

TOTAL REVENUE -              -              -             -              -              -              -              -              

EXPENDITURES
Bank & Credit Card Fees -              -              -             -              -              -              -              -              
Association Repayment- Organizational Costs -              -             -              -              -              
Capital- Roads -              -              -             -              -              -              -              -              No Projects Planned
Capital- Fencing -              -              -             -              -              -              -              -              No Projects Planned
Capital- Fire Mitigation -              -             -              -              -              Not an allowed power per service plan
Capital- Riparian Improvement -              -             -              -              -              No Projects Planned
Capital- Other / Contingency -              -              -             -              -              -              -              -              No Projects Planned                                          

TOTAL EXPENDITURES -              -              -             -              -              -              -              -              

REVENUE OVER / (UNDER) EXP -              -              -             -              -              -              -              -              

OTHER SOURCES / (USES)
Transfer From Debt Service -              -              -             -              -              -              -              -              

TOTAL OTHER SOURCES / (USES) -              -              -             -              -              -              -              -              

CHANGE IN FUND BALANCE -              -              -             -              -              -              -              -              
BEGINNING FUND BALANCE -              -              -             -              -              -              -              -              

ENDING FUND BALANCE -              -              -             -              -              -              -              -              
= = = = =  = =

No assurance is provided on these financial statements;
substantially all disclosures required by GAAP omitted. Page 6
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EXHIBIT B 
(2025 Audit Exemption) 
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	MARABOU RANCH METROPOLITAN DISTRICT
	2025 ANNUAL REPORT
	Pursuant to §32-1-207(3)(c) and the Service Plan for Marabou Ranch Metropolitan District (the “District”), the District is required to provide an annual report with regard to the following matters: 
	For the year ending December 31, 2025, the District makes the following report:
	§32-1-207(3) Statutory Requirements
	1. Boundary changes made.
	 There were no changes or proposed changes to the District’s boundaries in 2025.
	2. Intergovernmental Agreements entered into or terminated with other governmental entities.
	 No intergovernmental agreements were entered into or terminated during 2025.
	3. Access information to obtain a copy of rules and regulations adopted by the board.
	The District has not adopted rules and 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 Arapahoe 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.
	5. The status of the construction of public improvements by the District.
	The District did not construct any public improvements as of December 31, 2025.
	6. A list of facilities or improvements constructed by the District that were conveyed or dedicated to the county or municipality.
	The District did not construct or dedicate any facilities or improvements as of December 31, 2025.
	7. The final assessed valuation of the District as of December 31st of the reporting year.
	The 2025 final assessed valuation of the District is $7,054,840.
	8. A copy of the current year’s budget.
	 A copy of the 2026 budget is attached as Exhibit A.
	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.
	 The District’s 2025 audit exemption is attached as Exhibit B.
	10. Notice of any uncured defaults existing for more than ninety (90) days under any debt instrument of the District.
	 The District is not aware of any uncured events of default by the District.
	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.
	The District is not aware of any inability to pay its obligations as they become due, in accordance with the terms of such obligations, which continue beyond a ninety (90) day period.
	Service Plan Requirements
	1. Boundary changes made or proposed to the District’s boundaries as of December 31 of the prior year.
	 There were no changes or proposed changes to the District’s boundaries in 2025.
	2. Intergovernmental Agreements entered into or proposed as of December 31 of the report prior year.
	 No intergovernmental agreements were entered into or terminated during 2025.
	3. A summary of any litigation which involves the District Improvements or services as of December 31 of the prior year.
	To our actual knowledge, based on review of the court records in Arapahoe 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.
	4. The final assessed valuation of the District’s for the current year.
	The 2025 final assessed valuation of the District is $7,054,840.
	5. Current year budget.
	A copy of the 2026 budget is attached as Exhibit A.
	6. Audit of the District’s financial statements, for the year ending December 31 of the previous year, prepared in accordance with generally accepted accounting principles or audit exemption, if applicable.
	The District’s 2025 audit exemption is attached as Exhibit B.
	EXHIBIT A
	(2026 Budget)
	EXHIBIT B
	(2025 Audit Exemption)



