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Metro District Financial Impacts

• Issue 1:  What are the financial implications to the Homeowner 

for buying a new home in a Metro District

– Examine two methods:  Adding the Public Infrastructure costs to the Sales Price of the Home

or paying District Mil Levies

– Using Wildgrass at Rockrimmon and Silver Hawk at Soaring Eagles Metro Districts

as examples, compare:

• Principal, Interest, Taxes and Insurance – PITI

– 1st Year of loan

– Income Needed to Qualify for Loans

– 5th, 10th and 15th Year of loan

• Federal and State Income Taxes

– Standard Deduction

– Itemized Deduction 

• Issue 2:  What are the financial implications to the Developer for selling 

a new home in a Metro District versus a non-district development

– Not an expert here
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Wildgrass Metro District

• 76 Homes

– Northwest corner of South Rockrimmon and Delmonico

– Per Developer average value of $400K

• 33.398 Debt Service Mil Levy

– Gallagher adjusted for 

.0715 Actual to Assessed Value ratio

• 11.132 Operations Mil Levy

– Plus another $100 per month Service Fee

• 30-year Debt Service Mil Levy to pay for $1,362,000 in Public Improvement costs

– $17,912 per home
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PITI – 1st Year of Loan

• Principal and Interest based on 30-year fixed loan, 3.75% interest at 80% loan to value ratio

• Taxes: .0715 Actual to Assessed Value ratio 

– Sales Price equals Assessed Value for tax calculations

• Matches Wildgrass numbers in their debt authorization request

– 75.910 Mils in Property Tax 

– Ops Mil Levy is added into the Service (HOA) Fee under Adding to Sales Price

• Homeowner Insurance at $255/mn for $418K and $250/mn for $400K home value
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Home Loan Qualification

• Using Mortgage companies 28/36 Rule for loan qualification

– Home costs should not exceed 28% of monthly income

• Home costs includes PITI plus HOA dues and Utilities

– All bills (home, car, credit cards, etc.) should not exceed 36% of monthly income

• Assuming $250/month for Utilities
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Silver Hawk Metro District

• Using Silver Hawk as an example for $300K priced homes

– 70 Homes southwest of Powers and Hancock Expressway

– 33.399 Debt Service Mil Levy

• Gallagher adjusted for .0715 Actual to Assessed Value ratio

– 5.586 Operations Mil Levy

– 40-year Debt Service Mil Levy to pay for $1,030,000 in Public Improvement costs

• $14,714 per home

• Home Loan

– Principal and Interest based on 30-year fixed loan, 3.75% interest at 90% loan to value ratio

• 1% Private Mortgage Insurance through year 6 of loan

– Taxes: .0715 Actual to Assessed Value ratio 

• Sales Price equals Assessed Value for tax calculations

– Matches Silver Hawk numbers in their debt authorization request

• 63.691 Mils in Property Tax

• Ops Mil Levy is added into the Service (HOA) Fee under Adding to Sales Price

– Homeowner Insurance at $205/mn for $314K and $200/mn for $300K home value

– Utilities at $225/month
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1st Year of Loan and Loan Approval
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Home Value Appreciation

• Home Values are re-assessed every two year

– As Assessed Actual Value goes up so does District Mil Levies dollar amount

• Out-year assumptions:

– Homeowners keeps house for 15 years without refinancing

• Duration briefed by Harry Salzman

– Colorado Springs home values increase 4% per year

• More conservative than last 10 year performance 
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Wildgrass - 5th, 10th & 15th Year of Loan
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Silver Hawk - 5th, 10th & 15th Year of Loan
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Federal and State Income Taxes

• Zero Federal and State Tax impact between two options if taking Standard Deduction

– No deductions for State Income Tax, Real Estate Tax nor Mortgage Interest
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Deductible Categories if Itemizing

• Medical and Dental expenses

– Must exceed 7.5% of Adjusted Gross Income (AGI)

• State and Local Taxes (SALT)

– State Income tax – 4.63%

– Real Estate Taxes - .07591 for Wildgrass example

– Personal Property taxes

• For most of us just our car ownership tax

• Mortgage Interest

• Gifts to Charity

• Miscellaneous Expenses

– Must exceed 2% of AGI
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Tax Cuts and Jobs Act Changes

For 2017 Tax Year

• Standard Deduction

– Single - $6,350

– Married Filing Jointly  - $12,700

– $4050/pp Personal Exemption

• 25% tax rate above $79,500

• Maximum Mortgage Interest

– $1,000,000 Loan

• State and Income Tax Deduction

– Unlimited

• HOA Fees

– Not Deductible

• ~ 30% of Individual Filings itemized

– 46.5M returns

For Tax Year 2019

• Standard Deduction

– Single - $12,200

– Married Filing Jointly - $24,400

– No Personal Exemption

• 22% tax rate above $78,950

• Maximum Mortgage Interest

– $750,000 Loan

• State and Income Tax Deduction

– Capped at $10,000

• HOA Fees

– Not Deductible

• ~ 12% expected to itemize

– 18M returns
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Tax Impacts – 1st Year of Mortgage

• Wildgrass homeowners would probably itemize for first few years of mortgage

– Silver Hawk homeowners would probably take the Standard Deduction
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Tax Impacts – 2nd Year of Mortgage

• By second year though, Adding to the Sales Price would be taking the Standard Deduction

– Results in lower tax bill than itemizing for being in a District

• Assumes 2% increase per annum in AGI

– Also Standard Deduction increases $400 per year
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Tax Impacts – 4th Year of Mortgage

• By 4th year, Standard Deduction is better for both options

– Large part due to declining Mortgage Interest each year
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Summary

• For PITI - As the home escalates in value, so does the dollar amount of the 

District’s Mil Levies

• For Federal and State Taxes - As Home Interest declines over the life of the loan, 

taking the Standard Deduction is the most economical under either option.

• Combined financial impact

– Little difference in Federal and State Tax Impact for either option 

– Higher the price of the home, the more the negative impact over 15 years

• Total 15-year negate impact of over ($3,700) for Wildgrass

Total 15-year positive impact of $332 for Silver Hawk if having to take PMI
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