
   

  

   

PARK UNION BUSINESS IMPROVEMENT DISTRICT  

ANNUAL BUDGET  

FOR THE YEAR ENDING DECEMBER 31, 2026 



PARK UNION BUSINESS IMPROVEMENT DISTRICT  
SUMMARY  
2026 BUDGET  

WITH 2024 ACTUAL AND 2025 ESTIMATED  
For the Years Ended and Ending December 31,  

1/2/26 

ACTUAL 
2024 

ESTIMATED 
2025 

BUDGET 
2026 

BEGINNING FUND BALANCES $ 834,564 $ 777,007 $ 749,162 

REVENUES 
Property Taxes 86,449 86,199 87,572 
Specific Ownership Taxes 8,455 8,268 8,320 
TIF Revenue - - 18 
Interest Income 41,399 29,300 27,500 
Developer Advance 239,846 333,300 845,714 
Event Revenue 1,000 4,300 2,000 
Parking Charge - USOPM 16,800 16,800 16,800 
Parking Revenue 323,714 235,800 250,000 
PIF Revenue 59,384 50,000 50,000 
Other Revenue 1,361 - 4,531 
Intergovernmental Revenues 126,878 125,286 127,383 

Total Revenues 905,286 889,253 1,419,838 

TRANSFERS IN 191,041 66,244 67,570 

Total Funds Available 1,930,891 1,732,504 2,236,570 

EXPENDITURES 
General Fund 621,255 693,684 602,000 
Debt Service Fund 350,800 223,414 233,000 
Capital Projects Fund (9,212) - 1,093,000 

Total Expenditures 962,843 917,098 1,928,000 

TRANSFERS OUT 191,041 66,244 67,570 

Total Expenditures and Transfers Out 
Requiring Appropriation 1,153,884 983,342 1,995,570 

ENDING FUND BALANCES $ 777,007 $ 749,162 $ 241,000 

EMERGENCY RESERVE $ 14,300 $ 11,400 $ 11,900 
AVAILABLE FOR OPERATIONS 252,246 272,791 228,100 

TOTAL RESERVE $ 266,546 $ 284,191 $ 240,000 

1
See summary of significant assumptions.



 

PARK UNION BUSINESS IMPROVEMENT DISTRICT  
PROPERTY TAX SUMMARY INFORMATION  

2026 BUDGET 
 WITH 2024 ACTUAL AND 2025 ESTIMATED  

For the Years Ended and Ending December 31,  
1/2/26

ACTUAL 

2024 

ESTIMATED 

2025 

BUDGET 

2026 

ASSESSED VALUATION 

Commercial $ 1,628,260 $ 1,546,750 $ 1,541,350 

State Assessed 33,110 13,400 54,800 

Vacant Land 1,126,480 1,126,480 1,121,990 

2,787,850 2,686,630 2,718,140 

Adjustments (TIF) (21,930) (21,820) (280) 

Certified Assessed Value $ 2,765,920 $ 2,664,810 $ 2,717,860 

MILL LEVY 

General 10.769 10.782 10.740 

Debt Service 21.538 21.565 21.481 

Total Mill Levy 32.307 32.347 32.221 

PROPERTY TAXES 

General $ 29,786 $ 28,732 $ 29,190 

Debt Service 59,572 57,467 58,382 

Levied Property Taxes 89,358 86,199 87,572 

Refunds and Abatements (81) - -

Budgeted Property Taxes $ 89,277 $ 86,199 $ 87,572 

BUDGETED PROPERTY TAXES 

General $ 29,759 $ 28,732 $ 29,190 

Debt Service 59,518 57,467 58,382 

$ 89,277 $ 86,199 $ 87,572 

See summary of significant assumptions. 
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PARK  UNION BUSINESS  IMPROVEMENT  DISTRICT  
GENERAL  FUND  
2026  BUDGET  

 WITH  2024 ACTUAL  AND  2025 ESTIMATED  
For the  Years Ended  and  Ending  December  31,  

1/2/26 

ACTUAL 
2024 

ESTIMATED 
2025 

BUDGET 
2026 

BEGINNING FUND BALANCES $ 173,898 $ 266,546 $ 284,191 

REVENUES 
Property Taxes 28,814 28,732 29,190 
Specific Ownership Taxes 2,818 2,756 2,773 
Interest Income 7,382 8,200 11,000 
Developer Advance 239,846 333,300 163,000 
Event Revenue 1,000 4,300 2,000 
Parking Charge - USOPM 16,800 16,800 16,800 
Parking Revenue 323,714 235,800 250,000 
PIF Revenue 59,384 50,000 50,000 
Other Revenue 1,361 - 1,051 
Intergovernmental Revenues 32,784 31,441 31,995 

Total Revenues 713,903 711,329 557,809 

Total Funds Available 887,801 977,875 842,000 

EXPENDITURES 
General and Administrative 
Accounting 39,570 49,075 51,500 
Auditing 4,750 5,225 5,500 
Banking Fees 565 560 600 
Consulting Services 202,610 265,000 125,000 
County Treasurer's Fee 428 434 438 
District Management 16,413 15,772 16,600 
Dues And Membership 1,506 1,258 1,500 
Election - 5,500 -
Insurance 34,448 33,333 36,700 
Legal 8,822 10,000 15,000 
Miscellaneous 1,903 2,000 3,000 
PIF Collection Fees 4,649 3,335 3,500 
Website - 3,000 1,000 
Contingency - - 14,162 

Operations and Maintenance 
Elevator Maintenance 12,878 15,000 15,000 
Equipment 322 5,000 5,000 
Equipment - Maintenance - 10,000 10,000 
Fence and Sign Maintenance 500 10,000 5,000 
Internet 3,758 3,300 3,000 
Landscaping 56,030 45,510 65,000 
Lease Expense 22,728 45,000 20,000 
Parking Admin Expense 80,444 75,000 82,500 
Pest Control - 780 1,000 
Repairs and Maintenance 9,613 5,000 5,000 
Security 12,676 12,902 15,000 
Snow Removal 48,597 31,000 55,000 
Street Repair and Maintenance 13,054 20,000 15,000 
Trash Collection 3,312 5,200 6,000 
Utilities 41,679 15,500 25,000 

Total Expenditures 621,255 693,684 602,000 

Total Expenditures and Transfers Out 
Requiring Appropriation 621,255 693,684 602,000 

ENDING FUND BALANCES $ 266,546 $ 284,191 $ 240,000 

EMERGENCY RESERVE $ 14,300 $ 11,400 $ 11,900 
AVAILABLE FOR OPERATIONS 252,246 272,791 228,100 
TOTAL RESERVE $ 266,546 $ 284,191 $ 240,000 

3
See summary of significant assumptions.
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PARK UNION  BUSINESS  IMPROVEMENT  DISTRICT  
DEBT  SERVICE  FUND  
2026 BUDGET  

 WITH  2024  ACTUAL  AND 2025  ESTIMATED  
For the  Years  Ended  and  Ending  December 31,  

1/2/26 

ACTUAL 
2024 

ESTIMATED 
2025 

BUDGET 
2026 

BEGINNING FUND BALANCES $ 2,107 $ 1,461 $ 2,115 

REVENUES 
Property Taxes 57,635 57,467 58,382 
Specific Ownership Taxes 5,637 5,512 5,547 
TIF Revenue - - 18 
Interest Income 1,747 1,000 1,500 
Other Revenue - - 3,480 
Intergovernmental Revenues 94,094 93,845 95,388 

Total Revenues 159,113 157,824 164,315 

TRANSFERS IN 
Transfers From Other Funds 191,041 66,244 67,570 

Total Funds Available 352,261 225,529 234,000 

EXPENDITURES 
General and Administrative 
County Treasurer's Fee 870 868 876 
Paying Agent Fees 4,000 4,000 4,000 
Administration Fees 191,041 66,244 67,570 
Contingency - - 3,554 

Debt Service 
Bond Interest 154,889 152,302 157,000 

Total Expenditures 350,800 223,414 233,000 

Total Expenditures and Transfers Out 
Requiring Appropriation 350,800 223,414 233,000 

ENDING FUND BALANCES $ 1,461 $ 2,115 $ 1,000 

See summary of significant  assumptions.
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PARK UNION  BUSINESS  IMPROVEMENT  DISTRICT  
CAPITAL  PROJECTS  FUND  

2026 BUDGET  
 WITH  2024  ACTUAL  AND 2025  ESTIMATED  
For the  Years  Ended  and  Ending  December 31,  

1/2/26 

ACTUAL 
2024 

ESTIMATED 
2025 

BUDGET 
2026 

BEGINNING FUND BALANCES $ 658,559 $ 509,000 $ 462,856 

REVENUES 
Interest Income 32,270 20,100 15,000 
Developer Advance - - 682,714 

Total Revenues 32,270 20,100 697,714 

Total Funds Available 690,829 529,100 1,160,570 

EXPENDITURES 
General and Administrative 
Accounting - - 5,000 
Legal - - 5,000 

Capital Projects 
District Projects (9,212) - 500,000 
Security Cameras - - 583,000 

Total Expenditures (9,212) - 1,093,000 

TRANSFERS OUT 
Transfers To Other Fund 191,041 66,244 67,570 

Total Expenditures  and  Transfers  Out  
Requiring Appropriation 181,829 66,244 1,160,570 

ENDING FUND BALANCES $ 509,000 $ 462,856 $ -

See summary of significant  assumptions.



   
 

    
 
 

 
 

 
  

 
          
            

           
                 

        
      

       
        

         
       
   

 
          

            
             

       
    
         

             
           
          
     

 
          

          
           

            
      

 
         

 
             
            
            

          
         

         
 
 
  

PARK UNION BUSINESS IMPROVEMENT DISTRICT  
2026 BUDGET  

SUMMARY OF SIGNIFICANT ASSUMPTIONS  

Services Provided 

The Park Union Business Improvement District, formerly known as SW Downtown Business 
Improvement District (the “District”) was organized by Ordinance of the City of Colorado Springs (the 
“City) on October 12, 2017 and is governed pursuant to provisions of the Colorado Business Improvement 
Act (Title 31). The District's service area is located entirely within the City in El Paso County, Colorado. 
The District was organized to provide the financing, acquisition, construction, completion, installation, 
replacement and/or operation and maintenance of all of the services and public improvements allowed 
under Colorado law for business improvement districts. Specific improvements and services provided by 
the District include water services, safety protection devices, sanitation services, street improvements, 
curbs, gutters, culverts, drainage facilities, sidewalks, parking facilities, paving, lighting, grading, 
landscaping, and storm and wastewater management facilities and associated land acquisition and 
remediation. 

At an election held on November 7, 2017, the voters approved general indebtedness of $440,000,000 at 
a maximum interest rate of 18% for each of the following improvements and services: streets, water 
supply, sanitary sewer, traffic and safety controls, parks and recreation, mosquito control, television relay 
and translation, public transportation, security services, and fire protection/medical emergency services. 
The election authorized indebtedness of $440,000,000 each for operations and maintenance, 
reimbursement agreements, and debt refunding. The voters also approved an annual increase in taxes 
of up to $5,000,000 at a mill levy rate without limitation or with such limitations as may be determined by 
the board for the purpose of the District’s operations, maintenance, and other expenses. The election 
also allows the District to retain all revenues without regard to the limitations contained in Article X, 
Section 20 of the Colorado constitution. 

Pursuant to the District’s Operating Plan filed annually with the City, the maximum debt mill levy is 50 
mills, and the maximum operating mill levy for the payment of operating and maintenance expenses is 
10 mills (subject to adjustment for changes in the method of calculating assessed valuation or any 
constitutionally mandated tax credit, cut or abatement on or after January 1, 2006). The maximum debt 
authorization for the District is $105,000,000. 

The District has no employees, and all administrative functions are contractual. 

The District prepares its budget on the modified accrual basis of accounting in accordance with the 
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 difference may be material. 
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PARK UNION BUSINESS IMPROVEMENT DISTRICT  
2026 BUDGET  

SUMMARY OF SIGNIFICANT ASSUMPTIONS  

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 District’s Board of 
Directors certifies the mill levy to the county 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 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% 

Multi-Family Residential 6.25% 

Commercial 27.00% 

Industrial 27.00% 

Lodging 27.00% 

Agricultural Land 27.00% 

Renewable Energy Land 27.00% 

Vacant Land 27.00% 

Personal Property 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 9.5% of the property taxes collected. 

Developer Advances 

Since the District is in the development stage, operational expenditures are anticipated to be partially 
funded by the Developer. Developer advances are to be recorded as revenues for budget purposes and 
may be repaid to the Developer from unpledged revenue in future years. The District entered into a 
Reimbursement Agreement for Operations with the Developer on December 14, 2017. Advances under 
the agreement bear simple interest at the rate of 6% per annum beginning on the date of advance to the 
date of repayment. 

7



   
 

    
 
 

 
 

   
 

  
 

        
         
        

 
   

 
          

 
 

    
 

           
         
         

    
 

 
  

 
  

 
      

         
         

 
     

 
       

 
    

 
             

              
            

                
    

 
  

 
        

  

PARK UNION BUSINESS IMPROVEMENT DISTRICT  
2026 BUDGET  

SUMMARY OF SIGNIFICANT ASSUMPTIONS  

Revenues – (continued) 

Intergovernmental Revenues 

Intergovernmental revenues represent transfers from Park Union Metropolitan District No. 1, formerly 
known as SW Downtown Metropolitan District No. 1, to provide funding for the overall administrative and 
operating costs for the Districts and pursuant to the Capital Pledge Agreement. 

Net Investment Income 

Interest earned on the District’s available funds has been estimated based on an average interest rate of 
approximately 4%. 

Urban Renewal TIF 

Pursuant to the Urban Renewal Plan, the City-Authority Agreement, the Redevelopment Agreement, and 
the Cooperation Agreement, with the Colorado Springs Urban Renewal Authority ("CSURA"), the District 
will receive tax increment financing ("TIF") generated from the District's project to be used toward the 
repayment of the District's bonds. 

Expenditures 

Administrative Expenditures 

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, landscape maintenance, and other administrative expenses. 

County Treasurer’s Fees 

County Treasurer’s fees have been computed at 1.5% of property tax collections. 

Administrative Fee to CSURA 

Commencing in the calendar year 2020, an administrative fee in the amount of $60,000, escalating at a 
rate of 2% annually in each subsequent year, shall be collected annually by CSURA from the total TIF 
Revenue generated by the District. Until such time as the TIF Revenue is annually in excess of an amount 
require to fund an administrative fee of not less than the applicable amount, to be paid to the CSURA in 
such amount annually. 

Capital Outlay 

The District anticipates infrastructure improvements as noted in the Capital Projects fund. 

 
8



   
 

    
 
 

 
 

 
  

 
  

 
        

              
   

 
 

   
 

  
 

         
            
       

              
 

          
              

              
 

        
      

 
             

         
              

       
            
          
              

 
  

 
          
          
          

      
 

       
          

        
     

 
   

  

PARK UNION BUSINESS IMPROVEMENT DISTRICT  
2026 BUDGET  

SUMMARY OF SIGNIFICANT ASSUMPTIONS  

Expenditures - (continued) 

Debt Service 

The Series 2020A Bonds are structured as cash flow bonds, meaning that there are no scheduled 
payments of principal or interest (discussed under Debt and Leases). Unpaid interest on the Series 2020A 
Bonds compounds annually on each December 1. 

Debt and Leases 

2020A Bonds 

On June 30, 2020, The Districts issued Series 2020A Limited Tax Supported and Special Revenue Senior 
Bonds in the par amount of $30,500,000. The Bonds will be issued on a “drawdown” basis, so that 
advances of the purchase price of the Bonds will be made by the Bond Purchaser to the Trustee in 
multiple installments in accordance with the terms and provisions of the 2020A Supplemental Indenture. 

The initial drawdown was directly placed with the Bond Purchaser on the closing date of June 30, 2020 
in the amount of $15,500,000. The minimum drawdown amount is $1,000,000, except for the last 
drawdown. As of December 31, 2025, the total draws were in the amount of $26,500,000. 

The Bonds were issued for the purposes of: (a) financing certain Public Improvements related to the 
Development, and (b) paying the costs of issuing the Bonds. 

The Bonds bear interest at the rate of 8.0% per annum and are structured as “cash flow” bonds, meaning 
that no regularly scheduled payments of principal are due on the Bonds prior to their maturity date of 
December 1, 2049. Instead, interest is payable on June 1 and December 1 (“Interest Payment Date”) 
and principal is payable on each December 1 pursuant to a mandatory redemption from available 
Pledged Revenue, if any. To the extent principal of any Bond is not paid when due, such principal shall 
remain outstanding until paid. To the extent interest on any Senior Bond is not paid when due, such 
interest shall compound on each Interest Payment Date at the rate then borne by the Bonds. 

Developer Advances 

The District entered into an Operations Reimbursement Agreement (Operations Agreement) with the 
Developer. The District agrees to repay the Developer along with accrued interest, at a rate of 6% 
beginning on the date the advance were made to the date of repayment. The Operations Agreement 
does not constitute a multiple-fiscal year obligation. 

The District entered into a Facilities Funding and Acquisition Agreement (Facilities Agreement) with the 
Developer. The District agrees to repay the Developer along with accrued interest, at a rate of 8% 
beginning on the date the advance were made to the date of repayment. The Facilities Agreement does 
not constitute a multiple-fiscal year obligation. 

The District has no operating or capital leases. 
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PARK UNION BUSINESS IMPROVEMENT DISTRICT  
2026 BUDGET  

SUMMARY OF SIGNIFICANT ASSUMPTIONS  

Debt and Leases – (continued) 

Balance at 
December 31, 

2024 Additions* Reductions* 

Balance  at 
December  31, 
2025* 

Governmental Activities: 
Bonds from Direct Placements 
Special Revenue Bonds 
Series 2020A $ 26,500,000 $ - $ - $ 26,500,000 
Accrued Unpaid Interest 9,968,261 2,935,890 152,302 12,751,849 

Subtotal of Bonds from 
Direct Placements 36,468,261 2,935,890 152,302 39,251,849 

Other Debts 
Developer Advances -
Operations 1,685,556 333,300 - 2,018,856 
Accrued Interest: 
Developer Advances -
Operations 249,602 111,132 - 360,734 

Developer Advances -
Capital - - - -
Accrued Interest: 
Developer Advances -
Capital 570,880 - - 570,880 

Subtotal of Other Debts 2,506,038 444,432 - 2,950,470 

Total Long-Term Debt $ 38,974,299 $ 3,380,322 $ 152,302 $ 42,202,319 

Balance at 
December 31, 
2025* Additions* Reductions* 

Balance at 
December 31, 
2026* 

Governmental Activities: 
Bonds from Direct Placements 
Special Revenue Bonds 
Series 2020A $ 26,500,000 $ - $ - $ 26,500,000 
Accrued Unpaid Interest 12,751,849 3,160,140 157,000 15,754,989 

Subtotal of Bonds from 
Direct Placements 39,251,849 3,160,140 157,000 42,254,989 

Other Debts 
Developer Advances -
Operations 2,018,856 163,000 - 2,181,856 
Accrued Interest: 
Developer Advances -
Operations 360,734 126,021 - 486,756 

Developer Advances -

Capital - 682,714 - 682,714 
Accrued Interest: 
Developer Advances -
Capital 570,880 20,481 - 591,361 

Subtotal of Other Debts 2,950,470 992,217 - 3,942,687 

Total Long-Term Debt $ 42,202,319 $ 4,152,357 $ 157,000 $ 46,197,676 

* - Estimated 
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PARK UNION BUSINESS IMPROVEMENT DISTRICT  
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 for 
2026, as defined under TABOR. 

This information is an integral part of the accompanying budget.  
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