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INTRODUCTION 

This Feasibility Report (this “Report”) has been prepared for presentation to the Board of Directors of Estrella 
Mountain Ranch Community Facilities District (City of Goodyear, Arizona) (the “District”) in connection with the proposed 
issuance by the District of its Lucero Assessment District No. 2 Special Assessment Revenue Bonds, Series 2023 (the 
“Bonds”) in an aggregate principal amount of not to exceed $4,429,000 pursuant to the Community Facilities District Act 
of 1988, Title 48, Chapter 4, Article 6, Arizona Revised Statutes (the “Act”).  Proceeds of the Bonds will be used to acquire 
public infrastructure projects described in Section Two, to fund a reserve fund with respect to the Bonds and to pay 
capitalized interest, if necessary. 

PURPOSE OF FEASIBILITY REPORT 

This Report has been prepared for consideration of the feasibility and benefits of certain public infrastructure (as 
defined in A.R.S. §48-701) (the “Public Infrastructure”) to be financed with proceeds of the Bonds, if issued, and of the 
plan for financing, in part, the Public Infrastructure in accordance with the provisions of A.R.S. §48-715.  Pursuant to 
A.R.S. §48-715, this Report includes (i) a  description of the Public Infrastructure to be acquired – Section Two; (ii) maps 
showing the general location of the Public Infrastructure and a description of the area to be benefited by the Public 
Infrastructure – Section Three; (iii) an estimate of the cost to construct/acquire the Public Infrastructure and schedule for 
the completion of the Public Infrastructure – Section Four; and (iv) a  plan for financing the Public Infrastructure – Section 
Five. 

Additionally, this Report includes: the legal description of the Lucero Assessment District No. 2 – Appendix A; 
the Form of Disclosure Pamphlet – Appendix B; and the Estimated Special Assessment Liens – Appendix C. 

This Report has been prepared for the exclusive consideration of the Board of Directors of the District.  It is not 
intended or anticipated that this Report will be relied upon by other persons, including, but not limited to, purchasers of the 
Bonds.  This Report does not attempt to address the quality of the Bonds as investments or the likelihood of repayment of 
the Bonds.  In preparing this Report, engineers, staff of the City of Goodyear, Arizona (“City”), legal counsel and other 
experts have been consulted as deemed appropriate. 

GENERAL DESCRIPTION OF THE DISTRICT 

Formation of the District was approved by the City upon the request of SunChase Estrella  Limited Partnership, a  
Delaware limited partnership (“SunChase”), as the owner of all the land within the District as of formation on November 
22, 1999.  Residential Funding Corporation, a  Delaware corporation, consented to the formation of the District as a  holder 
of a  lien interest in such land as of formation. 

The District was created to finance the construction and acquisition of various public infrastructure described in 
the General Plan for the District, which was record on November 23, 1999, as Document No. 99-1063338, for the mixed 
use, master planned community known as Estrella Mountain Ranch (“Estrella  Mountain Ranch”).  Lucero Assessment 
District No. 2 is the portion of the District that will be benefited by the Public Infrastructure described in Section Two of 
this Report.  Maps showing the general location of the Public Infrastructure and area of benefit in Section Three of this 
Report.  See Appendix A for a legal description of Lucero Assessment District No. 2. 

Estrella  Mountain Ranch is being developed in phases with individual development areas, including Lucero 
Assessment District No. 2.  Although the number of acres devoted to each particular type of land use may ultimately vary 
from those presented, at the time the land-use plan was prepared, the build-out of Estrella Mountain Ranch was expected 
to include the following: 

Total District 
 Approximate 

District Acres 

 Approximate  
Lucero Assessment 
District No. 2 Acres 

Residential   5,146  55.94 
Open Spaces & Parks  3,129  31.17 
Other Non-Residential (a)  1,496  0.02 
Total  9,771  87.13 

 
(a)  Includes commercial, school, municipal and miscellaneous land uses. 
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The following table includes pertinent information regarding the parcels and lots to be contained within Lucero 
Assessment District No. 2. 

Planning 
Areas Acreage 

Platted 
Units Lot Sizes Owner Status 

11.E 28.85 92 52’ x 120’ Major Landowner Recorded Plat 
11.F1 17.51 58 60’ x 120’ Major Landowner Recorded Plat 
11.H 25.11 67 47’ x 115’ Taylor Morrison Under Development 
11.I1 9.29 38 47’ x   90’ Major Landowner Recorded Plat 
11.I2 6.37 23 47’ x   90’ Major Landowner Recorded Plat 

Total 87.13 278    

Future residents of Lucero Assessment District No. 2 will be advised of the existence of the District and the 
proposed issuance of the Bonds by way of a detailed disclosure pamphlet that discloses the existence of the special taxing 
District and in the case of the Bonds, special assessment liens that will be levied on property within the District.  See 
Appendix B for a  Form of Disclosure Pamphlet. 

The estimated special assessment liens are indicated in Appendix C this Report.  The final assessment liens will 
be dependent upon the final cost of the improvements financed, the benefit determined to have been received by each parcel 
as determined by the District’s assessment engineer (the “Assessment Engineer”), as well as the bulk wholesale/disposition 
value of the parcels to be assessed as determined by an independent third-party MAI appraiser retained by the District (the 
“Appraiser”). 

Ownership History 

Subsequent to the formation of the District, a  Development, Financing Participation and Intergovernmental 
Agreement No. 1 (the “CFD Development Agreement”) was entered into between the District, the City, SunChase and 
Residential Funding Corporation.  The initial and subsequent public infrastructure was described in the General Plan for 
the District, which was recorded on November 23, 1999, as Document No. 99-1063338. Ryland Group, Inc. (which 
subsequently obtained a contractual interest in certain property contained within the District) consented and agreed to the 
CFD Development Agreement. 

In 2003, SunChase conveyed Estrella  Mountain Ranch and assigned its interests in the CFD Development 
Agreement to Sun MP, LLC (“Sun MP”), a  limited liability company formed in connection with a restructuring and a new 
capital investment in Estrella  Mountain Ranch by an unrelated party.  In October 2003, the City and the District consented 
to the assignment of SunChase’s interests to Sun MP. 

Pursuant to an option agreement, in a series of transactions from May 16, 2005, through July 31, 2013, Sun MP 
conveyed all of its interest in the District land and in the various agreements related to the District (all of which were 
consented to by the City and the District), to NNP III-Estrella  Mountain Ranch, LLC and its affiliated entities.  NNP III-
Estrella  Mountain Ranch, LLC acquired a total of approximately 6,461 acres from Sun MP.  Of this total, 6,130 acres were 
within the District and 331 acres were near but outside the District.  NNP III-EMR 3, LLC acquired approximately 2,750 
acres from Sun MP.  Of this total, 2,430 acres were within the District and 320 acres were near but outside the District.  
NNP III-EMR 4, LLC acquired approximately 9,058 acres from Sun MP.  Of this total, 177 acres were within the District 
and 8,881 acres were near but outside the District.  Combined, NNP III-Estrella  Mountain Ranch, LLC and its affiliated 
entities acquired approximately 18,269 acres from Sun MP.  Of the total, approximately 8,737 acres were within the District 
and 9,532 acres were near but outside the District.  NNP III – Estrella Mountain Ranch, LLC and NNP III-EMR 3, LLC 
were wholly-owned by NNP III – Estrella , LLC, a Delaware limited liability company (“NNP III – Estrella”).  NNP III – 
Estrella  and NNP III-EMR 4, LLC, a Delaware limited liability company were wholly-owned by Estrella Mountain Ranch 
Developers LLC, a Delaware limited liability company (“NNP III”).  NNP III was wholly owned by Land Management 
Company, LLC. 

In 2021, pursuant to a purchase and sale agreement, NNP III-Estrella Mountain Ranch, LLC, and its affiliated 
entities referenced above (collectively, the “NNP Entities”) sold their entire holdings within the District and all additional 
properties outside the District to Estrella Partners, LP, and affiliated entities.  In particular, all property and interests of the 
NNP Entities within the District were conveyed to Estrella North LLC (“Majority Landowner”) and all properties and 
interests outside the District were conveyed to Estrella South LLC.  All documents related to the District, including the 
CFD Development Agreement, were assigned to Estrella  North LLC in October 2021, and such assignment was consented 
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to by the District and the City.  Estrella North LLC and Estrella  South LLC are both wholly owned subsidiaries of Estrella 
Partners, LP. 

The parties, that through affiliates, own Estrella  Partners, LP and its general partner, Goodyear EMR GP, LLC, 
are Harvard Investments, Inc., a  Nevada corporation, and Toll Southwest LLC, a Delaware limited liability company, a  
subsidiary of homebuilder, Toll Bros., Inc., a  Pennsylvania corporation (collectively, “Toll Brothers”). 

Harvard Investments, Inc. and its affiliates (collectively, “Harvard”), are headquartered in Scottsdale, Arizona, and 
are the United States real estate investment and development arm of the Hill Companies, a Canadian land development 
company, which has operated as a privately held company since its inception in 1903.  Harvard’s real estate holdings, 
through its affiliates and various joint ventures, are located throughout the southwestern United States.  Harvard’s current 
and past real estate holdings include more than 80 projects, including residential master planned communities, golf courses, 
custom home site projects and commercial developments.  Since 1982, Harvard is currently developing, or has developed, 
more than 20 residential master planned communities, which includes entitlement development and sale of over 30,000 
residential lots through Arizona, Texas and New Mexico.  Harvard will manage the day-to-day operations of land 
development within the District. 

Toll Brothers is a  national homebuilder based in Horsham, Pennsylvania.  Toll Brothers is the eighth largest 
homebuilder in the U.S. based on closings and builds to the higher end of the homebuilding market.  Toll Brothers has also 
undertaken development in other real estate sectors including multi-family.  Toll Brothers operates in hundreds of 
communities across 20 states.  Toll Brothers is publicly traded on the New York Stock Exchange.  Toll Brothers is subject 
to reporting the information required by the Securities Exchange Act of 1934, as amended, and in accordance therewith 
files quarterly and annual reports, proxy statements and other required information (collectively, the “Filings”) with the 
Securities Exchange Commission (the “Commission”).  The Filings may be inspected and copied at the public reference 
facilities maintained by the Commission at 450 Fifth Street, N.W., Washington, D.C. 20549 and Northwestern Atrium 
Center, 400 West Madison Street, Suite 400, Chicago, Illinois.  Copies of the Filings can be obtained from the public 
reference section of the Commission at 450 Fifth Street, N.W., Washington, D.C. 20549 at prescribed rates.  In addition, 
the Filings may also be inspected at the offices of the New York Stock Exchange at 20 Broad Street, New York, NY 10005.  
The Filings may also be obtained through the Internet on the Commission’s EDGAR database at http://www.sec.gov.  None 
of the District, the Financial Advisor to the District, Bond Counsel to the District, the Underwriter of the Bonds or counsel 
to such Underwriter has examined the information set forth in the Filings for accuracy or completeness, nor do they assume 
responsibility for the same. 

The primary investor in Estrella  Partners, LP is an affiliate of Varde Partners, Inc., a  Minnesota corporation 
(collectively, “Varde Partners”).  Varde Partners is a  global investment manager founded in 1993 specializing in alternative 
investments with discretionary fund assets of approximately US $15 billion and over 300 employees.  Varde Partners 
maintains 14 offices across the globe.  Headquarter offices are located in Minneapolis for North America, London for 
Europe, and Singapore for the Asia Pacific region.  The firm invests across five segments: corporate and traded credit, 
financial services, real estate, mortgages and real assets and infrastructure.  Varde Partners benefits from a broad and diverse 
investor base, including endowments and foundations, pension funds, insurance companies, private clients and other 
institutional investors.  Since its founding, Varde Partners has focused on making and managing investments in real estate, 
mortgages, homebuilding and infrastructure.  In the United States, since 2009, Varde Partners has invested and managed 
over $4.7 billion of fund capital in residential development, homebuilding and residential mortgages. 

The remaining land within the District is owned by various parties including home builders, homeowners, 
homeowners’ association, commercial and civic users and other investors. 
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Debt Issuance History 

The Bonds, if issued, would represent the eighth series of new money special assessment revenue bonds issued by 
the District.  The table below summarizes the currently outstanding series of special assessment bonds and the infrastructure 
financed or refinanced with the proceeds of such bonds. 

ESTRELLA MOUNTAIN RANCH COMMUNITY FACILITIES DISTRICT 
SPECIAL ASSESSMENT REVENUE BONDS OUTSTANDING 

Series Public Infrastructure Financed 
Assessment 

District 
Original 
Principal 

Final 
Maturity 

Principal 
Outstanding 

2015 182nd WMV Ph1, 182nd WMV Ph2 
and Calistoga 2-1 

Montecito No. 2 $4,980,000 2039 $  3,880,000 

2018 (a) Westar and Golf Club Drive, a  sewer 
force main, a  sewer lift station, and 
the Estrella  Parkway Extension 
(Projects of Series 2001A) 

Golf Village No. 1 1,785,000 2024 430,000 

2018 (a) San Gabriel Road Phase I, San 
Gabriel Road Phase II, and enhanced 
landscaping along San Gabriel Road 
(Projects of Series 2002) 

Desert Village 1,985,000 2026 986,000 

2018 (a) Calistoga Drive Phase I  
(Project of Series 2007) 

Montecito No. 1 5,329,000 2031 3,754,000 

2018 (a) Westar Drive Phases II – IV  
(Projects of Series 2007) 

Golf Village No. 2 4,789,000 2030 3,234,000 

2019 Hillside Drive, 16” and 12” 
Waterlines, Lift Station and Parallel 
Force Main , Zone 2 Water System 

Lucero No. 1 6,913,000 2043 6,355,000 

2021 Calistoga Drive 3-1 Montecito No. 3 598,000 2046 584,000 
    Total $19,223,000 

 
(a) Refunding series. 

In addition to the special assessment revenue bonds issued by the District, four series of general obligation bonds 
comprised of three new money issuances and one refunding, have also been issued.  The table below summarizes the 
currently outstanding general obligation bond issues and the public infrastructure refinanced with the proceeds of such 
bonds. 

ESTRELLA MOUNTAIN RANCH COMMUNITY FACILITIES DISTRICT 
GENERAL OBLIGATION BONDS OUTSTANDING 

Series Public Infrastructure Financed 
Original 
Principal 

Final 
Maturity 

Principal 
Outstanding 

2017 (a) Acquisition of a  16” water line, a  24” effluent line, 
the Lum lift station, and Estrella  Parkway Phase 3A 
extension (Projects of Series 2005); Balance of the 
extension of Estrella  Parkway Phase 3A, Estrella  
Parkway Phase 3B, Estrella Parkway Phase 3C, 
Rainbow Valley Water, Reclaimed Water, Sewer and 
Sewage Force Mains, H-7 Well Site Water Main 
Extension and H-10 Well Site Water Main Extension 
(Projects of 2007) 

$14,050,000 2032 $7,795,000 

   Total $7,795,000 

 
(a) Refunding series. 
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DESCRIPTION OF PUBLIC INFRASTRUCTURE 

The Public Infrastructure subject to this Report has been publicly bid pursuant to State statutes and District 
guidelines and will be financed by the Bonds and/or subsequent bond issues and other sources, if necessary.  It is expected 
that the Public Infrastructure listed below will be acquired by the District with estimated cost and construction timing as 
noted. 

Public Infrastructure 
Description 

Total Estimated 
Cost 

Certified 
Engineer’s Cost 

To Be Paid 
By the 

Bonds (a) 

Paid by 
Prior Bonds 

(b) 

Eligible for 
Funding from 
Future Bonds 

Completion 
Date 

1. Hillside Drive $10,098,127 $10,098,127 $2,765,809 $4,428,716 $2,903,602 06-05-20 
This project consists of a roadway segment beginning approximately 3,200 feet north of the existing intersection of Cotton 
Lane and Estrella Parkway.  The Hillside Drive alignment bisects the Lucero Assessment District No. 1, provides access 
to Lucero Assessment District No. 2 and includes a median-separated road with two lanes of traffic that extends 
approximately 7,550 feet and terminates just north of the existing Star Tower entry feature, which is approximately 9,230 
feet north of the existing intersection of Cotton Lane and Estrella Parkway.  Costs include engineering, design, survey, 
review fees, construction permits, testing, native plant salvage, blasting, grading, sanitary sewer installation, potable water 
installation, storm drain installation, curb and gutter placement, sidewalk placement, installation of trails, asphalt pavement 
placement, landscaping and streetlight installation.  Construction of Hillside Drive is complete and was accepted by the 
City on June 5, 2020. 
2. 16” & 12” 

Waterline 1,886,570 1,886,570 488,333 848,424 549,813 12-21-20 
This project consists of two potable waterlines constructed within or adjacent to Estrella  Parkway alignment. Also included 
with this project is the installation of a  pressure reducing valve.  Approximately 3,900 lineal feet of 16” potable waterline 
is installed between approximately just west of the existing intersection of Cotton Lane and Estrella  Parkway and the 
southernmost intersection of Estrella  Parkway and Hillside Drive.  Approximately 130 lineal feet of 12” potable waterline 
is installed approximately between the existing intersection of Estrella  Parkway and Santa Elizabeth Drive and southeast 
corner of Lucero Parcel 11.B.  The pressure reducing valve is installed at the southernmost intersection of Estrella Parkway 
and Hillside Drive. Costs include engineering, design, survey, review fees, construction permits, testing, native plant 
salvage, potable water installation, curb and gutter placement, existing sidewalk removal and replacement, landscaping, 
and installation of the pressure-reducing valve. Construction of this project is complete and was accepted by the City on 
December 21, 2020. 
3. Lost Lift Station 

& Parallel Force 
Main 1,178,756 1,178,756 593,879 584,877 - 

05-28-20 
05-22-20 

The Lost Lift Station project consists of improvements to an existing sanitary sewer lift station known as the Lost Sewer 
Lift Station, which is owned and operated by the City. The Lost Sewer Lift Station is located approximately 250 feet west 
of the northwest portion of Lucero Parcel 11.C in the Tucson Electric Power easement.  Costs include engineering, design, 
survey, review fees, construction permits, testing, installation of flow meter, a  vault, back-up generator, an odor control 
system, electrical panels, perimeter wall and gate, force main within the sewer lift station facility and water supply line.  
Also included in the project costs is the installation of approximately 3,250 lineal feet of all-weather road to provide access 
to the Lost Sewer Lift Station.  Construction of this project is complete and was accepted by the City on May 28, 2020. 
 
The Parallel Force Main project consists of sanitary sewer improvements. Approximately 4,300 lineal feet of 8” sanitary 
sewer force main is installed to a point located approximately 1,450 feet northeast of the existing intersection of Cotton 
Lane and Estrella Parkway and is connected to the Lost Sewer Lift Station.  Costs include engineering, design, survey, 
review fees, construction permits, testing, and installation of the sanitary sewer force main.  Construction of the Parallel 
Force Main is complete and was accepted by the City on May 22, 2020. 
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Public Infrastructure 
Description 

Total Estimated 
Cost 

Certified 
Engineer’s Cost 

To Be Paid 
By the 

Bonds (a) 

Paid by 
Prior Bonds 

(b) 

Eligible for 
Funding from 
Future Bonds 

Completion 
Date 

4. Zone 2 Water 
System $     674,313 $     674,313 $   205,029 $   365,813 $   103,471 10-07-19 

This project consists of infrastructure necessary to provide potable water service.  The project includes upgrades to the City 
Site 13 Zone 2 Booster Pump Station.  The upgrades consist of minor demolition, removal of an existing pump, installation 
of two new 2,000 gallons per minute vertical turbine pumps, a  variable frequency drive for one of the new pumps and 
appurtenances on the discharge side of pump manifold, new electrical equipment and instrumentation and a new pressure 
relief valve.  Construction of this project is complete and was accepted by the City on October 7, 2019. 

Totals (a): $13,837,766 $13,837,766 $4,053,050 $6,227,830 $3,556,886  

All work completed on the referenced Public Infrastructure was per the approved plans, MAG Specifications and 
Details, and the City’s Engineering Design Standards and Policies Manual.  Total construction costs represent actual costs 
incurred.  See the maps in Section Three for the location of the improvements and the corresponding area of benefit. 
 

 
(a)  Subject to change. 

(b)  Amount paid by prior bonds includes the $6,913,000 Lucero Assessment District No. 1 Special Assessment Revenue 
Bonds, Series 2019. 
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Community Facilities District 
Lucero Assessment District No. 2 

 
Map of the Assessment Parcels 
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Map of Lucero Assessment District No. 2 
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Estrella Mountain Ranch 

Community Facilities District 
Lucero Assessment District No. 2 

 
Map of the Lucero Planning Area and 
Description of the Assessment Parcels 
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Map of Lucero Planning Area 
(Parcels by Assessment Area) 

 

 

 

Description of the Assessment Parcels to be Benefited 
Parcels 11.E, 11.F1, 11.H, 11.I1, 11.I2 have recorded plats for 278 single-family home sites.  These parcels will be included 
in the Lucero Assessment District No. 2 and comprise the area to be benefited.  
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Estrella Mountain Ranch 

Community Facilities District 
Lucero Assessment District No. 2 

 
Location Maps of the Public Infrastructure 
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Roadway Exhibit 
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Wet Utility Infrastructure Improvements Exhibit 
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Wet Utility Infrastructure Improvements Exhibit (Continued) 
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ESTIMATE OF COST AND TIMETABLE FOR 
ACQUISITION OF PUBLIC INFRASTRUCTURE 

The table in Section Two outlines the cost estimate and completion dates for the construction of the Public 
Infrastructure.  Proceeds of the Bonds, net of proceeds to be used for a  deposit to a debt service reserve fund, will be used 
to finance the acquisition of all or a  portion of the Public Infrastructure listed in Section Two.  It is anticipated that unfunded 
Public Infrastructure costs will be included in future bond issues of the District. 

Listed below is an estimated draw schedule of the proceeds of the Bonds for the acquisition of the Public 
Infrastructure. 

Public Infrastructure Description 
Estimated 

Acquisition Price 
Acceptance 

Date 
Funds 

Draw Date 
1. Hillside Drive $2,765,809 06-05-20 Q1 2023 
2. 16” & 12” Waterline 488,333 12-21-20 Q1 2023 
3. Lost Lift Station & Parallel Force Main 593,879 05-28-20 

05-22-20 
Q1 2023 

4. Zone 2 Water System 205,029 10-07-19 Q1 2023 
Total $4,053,050   
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PLAN OF FINANCE 

Below is a  financing plan that describes the process for financing a portion of the Public Infrastructure benefiting 
the property within Lucero Assessment District No. 2.  This Plan of Finance is subject to modification to accommodate 
market conditions at the time of the actual sale of the Bonds and to the extent necessary to comply with federal and State 
law. 

(i) Formation and Authorization. 

In response to a petition from the SunChase, the City Council formed the District on November 22, 1999.  As 
contemplated by the CFD Development Agreement, the District has the authority to issue the Bonds. 

(ii) Proposed Debt. 

The estimated debt service schedule for the Bonds is attached in this section as Table One.  The Bonds are expected 
to be structured with level debt service over 23 years.  It is anticipated that the Bonds will be sold in approximately 
December 2022 and delivered in approximately January 2023.  The Bonds will not be rated by any rating agency.  
The Bonds shall be payable from amounts collected by the District from, among other sources, the hereinafter 
described special assessment (the “Assessment”). 

a . The Assessment shall be based on an amount sufficient to (i) pay a portion of the costs of acquisition of the 
Public Infrastructure, (ii) to fund a debt service reserve fund and (iii) to provide for capitalized interest on the 
Bonds through July 1, 2023, if necessary. 

b. The Assessment shall be levied pursuant to the procedures prescribed by A.R.S. §48-576 through 48-589, as 
nearly as practicable, upon all of the property (other than City-owned property) included in Lucero Assessment 
District No. 2, as indicated in Appendix A hereto, based on the benefits received by and as allocated to the 
Parcels 11.E, 11.F1, 11.H, 11.I1 and 11.I2 (the “Planning Areas”) in which Lucero Assessment District No. 2 
is or is to be divided.  Such benefits shall be evidenced by an Assessment methodology prepared by the 
Assessment Engineer. 

(iii) Per Lot Assessment Amount. 

An assessment methodology will be prepared and approved by the Assessment Engineer, demonstrating that the 
Assessments within the Parcels the Planning Areas have at least a 4-to-1 value-to-lien ratio. 

Prior to closing the Bonds, an MAI appraisal, prepared by the Appraiser, will be provided in a form acceptable to 
the District, showing that the market value of the Planning Areas shall be at least four times the amount of the 
Assessment. 

The per lot assessment amount is expected to be no more than $16,000 at the time of issuance of the Bonds.  At 
the time of sale of a  home to the buyer, this amount will be assumed by the homebuyer and the assessment 
payments made over time.  The approximate $16,000 per home assessment results in an annual assessment 
payment of approximately $1,419 per home, or approximately $118 per month.   

Initially, the Assessments and any applicable administrative charges may be paid by the property owner of the 
assessed lot and collected by the City for the benefit of the District.  However, upon the sale of homes to 
homeowners and/or at the discretion of the District, the Assessments and any applicable administrative charges 
may be collected through the regular Maricopa County property tax bill as provided by an Intergovernmental 
Agreement which was recorded on July 10, 2019, as Document No. 2019-0522191 between the District and the 
Maricopa County Treasurer’s Office. 
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(iv) Estimated Sources and Uses of Funds. 

The proceeds of the Bonds will be applied by the District to finance all or a  portion of the Public Infrastructure 
listed in Section Two of this Report.  The estimated sources and uses of funds related to the sale of the Bonds is:  

SOURCES*:  
Principal Amount of Bonds $4,429,000.00 
Assessments Paid in Cash (a) 19,000.00 
Majority Landowner Contribution (b) 376,021.00 
Total $4,824,021.00 
  
USES*:  
Acquisition Fund (Cost of Public Infrastructure) $4,053,050.00 
Bond Fund (Representing Capitalized Interest) (b) 139,513.50 
Debt Service Reserve Fund 394,950.00 
Costs of Issuance (b) 236,507.50 
Total $4,824,021.00 

 
(a)  Represents shortfall in parcel 11.I1 to be paid by the Majority Landowner. 

(b)  All costs of issuance, underwriter fees and capitalized interest will be paid by the Majority Landowner. 

ESTIMATED COSTS OF ISSUANCE* (a)  
Underwriter’s Discount $  77,507.50 
Underwriter’s Counsel 30,000.00 
Bond Counsel 77,225.00 
Financial Advisor 35,000.00 
Registrar & Paying Agent 600.00 
OS Preparation 10,000.00 
OS Printing 1,750.00 
Assessment Billing Software Services 700.00 
Miscellaneous 3,725.00 
Total $236,507.50 

 
(a)  Additional costs including, but not limited to, the appraisal and related engineering fees are anticipated to be paid 

outside of bond proceeds. 

(v) Value to Lien Ratio. 

The appraisal relating to the parcels to be included in Lucero Assessment District No. 2, prepared by Wayne 
Harding & Associates on November 2, 2022, demonstrates a value-to-lien ratio of a per lot basis in excess of 4-
to-1 for all parcels except 11.I1.  The shortfall in parcel 11.I1 is to be prepaid by the Majority Landowner.  A 
complete copy of the appraisal report is available upon request. 

(vi) Disclosure of Assessment Payments. 

A.R.S. § 32-2181 et seq. requires the disclosure of all property taxes and assessments to be paid by a homeowner 
in the Arizona Department of Real Estate Subdivision Public Report (the “Public Report”).  Each homebuyer must 
be supplied a Public Report and, prior to any home sale, the homebuyer must acknowledge by signature that they 
have read and accepted the Public Report. 

 
*  Preliminary, subject to change. 
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In addition, homebuilders within the Lucero Assessment District No. 2 will require the homebuyer to sign an 
additional form that highlights and discloses the additional assessment payments as a result of District financing. 

(vii) Operation and Maintenance of the Public Infrastructure. 

All infrastructure financed by the District will be dedicated to and accepted by the City.  The obligations pertaining 
to the operation and maintenance of the Public Infrastructure have been negotiated between the City, the District 
and the Majority Landowner and are set forth in the various development agreements among the parties.  The 
administrative costs of the District and those costs associated with the operation and maintenance of the Public 
Infrastructure which are not the obligation of the City will be provided by several sources of funds: the levy of a  
$0.30 per $100 of net assessed limited property valuation ad valorem tax in the District, Homeowner’s Association 
fees and Majority Landowner contributions, if any. 

(viii) Other District Information. 

Shown in the following tables are the District’s overlapping general obligation bonded indebtedness including a 
breakdown of each overlapping jurisdiction’s applicable general obligation bonded indebtedness, net assessed 
valuation and combined tax rate per $100 assessed valuation. 

 
General Obligation 

Bonded Debt 
Outstanding (a) 

Portion Applicable to  
the District (b) 

Overlapping Jurisdiction 
Approximate 
Percentage Net Debt Amount 

State of Arizona None 0.188% None 
Maricopa County None 0.286 None 
Maricopa County Community College District $135,585,000 0.286 $     388,190 
Maricopa County Special Health Care District 600,335,000 0.286 1,718,805 
Western Maricopa Education Center 130,195,000 0.765 996,090 
Buckeye Union High School District No. 201 64,865,000 15.507 10,058,630 
Liberty Elementary School District No. 25 51,340,000 38.826 19,933,141 
City of Goodyear  150,555,000 11.413 17,182,410 
The District (c) 7,795,000 100.000 7,795,000 
Total Direct and Overlapping General Obligation Bonded Debt Outstanding $58,072,265 

 
(a)  Includes total general obligation bonds outstanding less redemption funds on hand. Does not include authorized but 

unissued general obligation bonds of such jurisdictions which may be issued in the future. 

Also does not include the obligation of the Central Arizona Water Conservation District (“CAWCD”) to the United 
States Department of the Interior (the “Department of the Interior”), for repayment of certain capital costs for 
construction of the Central Arizona Project (“CAP”), a major reclamation project that has been substantially completed 
by the Department of the Interior. The obligation is evidenced by a master contract between CAWCD and the 
Department of the Interior. In April of 2003, the United States and CAWCD agreed to settle litigation over the amount 
of the construction cost repayment obligation, the amount of the respective obligations for payment of the operation, 
maintenance and replacement costs and the application of certain revenues and credits against such obligations and 
costs. Under the agreement, CAWCD’s obligation for substantially all of the CAP features that have been constructed 
so far will be set at $1.646 billion, which amount assumes (but does not mandate) that the United States will acquire a 
total of 667,724 acre-feet of CAP water for federal purposes. The United States will complete unfinished CAP 
construction work related to the water supply system and regulatory storage stages of CAP at no additional cost to 
CAWCD. Of the $1.646 billion repayment obligation, 73% will be interest bearing and the remaining 27% will be non-
interest bearing. These percentages have been fixed for the entire 50-year repayment period, which commenced 
October l, 1993. CAWCD is a multi-county water conservation district having boundaries coterminous with the exterior 
boundaries of Arizona’s Maricopa, Pima and Pinal Counties. It was formed for the express purpose of paying 
administrative costs and expenses of the CAP and to assist in the repayment to the United States of the CAP capital 
costs. Repayment will be made from a combination of power revenues, subcontract revenues (i.e., agreements with 
municipal, industrial and agricultural water users for delivery of CAP water) and a tax levy against all taxable property 
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within CAWCD’s boundaries. At the date of this Official Statement, the tax levy is limited to $0.14 per $100 of net 
assessed limited property value, of which $0.14 is currently being levied.  (See Arizona Revised Statutes, Sections 48-
3715 and 48-3715.02.)  There can be no assurance that such levy limit will not be increased or removed at any time 
during the life of the contract. 

Does not include the obligation of the Maricopa County Flood Control District (the “County Flood Control District”) 
to contribute $70 to $80 million to the CAP.  The County Flood Control District’s sole source of revenue to pay the 
contribution will be ad valorem taxes on real property and improvements. 

(b) Proportion applicable to the District is computed on the ratio of net assessed limited property value as calculated for 
Fiscal Year 2022/23 for the overlapping jurisdiction to the amount of such valuation which lies within the District. If 
the assessed value within the District increases at a  faster rate than the overlapping jurisdictions, the amount of 
overlapping debt allocated for payment within the District will increase.   

(c) Does not include the Bonds.  Does not include special assessment revenue bonds or general obligation bonds expected 
to be issued by the District in the future. 

Source: 2022/23 Net Assessed Limited Property Valuations sourced from the Finance Department of the County and State 
and County 2022 Abstract of the Assessment Roll, Arizona Department of Revenue. 

DIRECT AND OVERLAPPING NET ASSESSED 
LIMITED PROPERTY VALUE AND TOTAL TAX RATES 

Overlapping Jurisdiction 

2022/23 Net  
Assessed Limited 

Property Value 

2022/23 Combined Tax Rate 
Per $100 of Net Assessed 

Limited Property Value (a)(b) 
State of Arizona $78,405,598,978 None  
Maricopa County 51,575,018,189 $1.2473 (c) 
Maricopa County Community College District 51,575,018,189 1.1894  
Maricopa County Fire District Annual Levy 51,575,018,189 0.0082 (d) 
Maricopa County Flood Control District 51,575,018,189 0.1592 (e) 
Maricopa County Special Health Care District  51,575,018,189 0.2488  
Maricopa County Library District  51,575,018,189 0.0505  
Central Arizona Water Conservation District  51,575,018,185 0.1400 (f) 
West Maricopa Education Center  19,300,490,996 0.1538  
Buckeye Union High School District No. 201 952,234,728 2.9459  
Liberty Elementary School District No. 25 380,322,967 3.8069  
City of Goodyear 1,293,848,816 1.7350  
The District  147,663,249 1.3000  

 
(a) Represents the combined tax rate includes the tax rate for debt service payments and the tax rate for all other purposes 

such as maintenance and operation and capital outlay. 

(b) All levies for library districts, hospital districts, fire districts, technology districts, water conservation districts and flood 
control districts are levied on the net full cash assessed value. 

(c)  Does not include the “State Equalization Assistance Property Tax” which in Fiscal Year 2022/23 has been set at 
$0.0000 and is adjusted annually pursuant to A.R.S. § 41-1276. 

(d) The County is mandated to levy a tax annually in support of fire districts in the County. 

(e) Does not include the personal property assessed valuation within the County. 

(f) Includes only the assessed valuation located within the County. 

Source:  State and County 2022 Abstract of the Assessment Roll, Arizona Department of Revenue and Maricopa County 
2022 Tax Levy, Maricopa County – Finance Department. 
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TABLE ONE 
ESTIMATED DEBT SERVICE SCHEDULE* 

Maturity 
(July 1)  Principal  Interest (a)  

Estimated 
Annual  

Debt Service 
Requirements 

2023    $   139,514  $   139,514 
2024  $     84,000  310,030  394,030 
2025  90,000  304,150  394,150 
2026  95,000  297,850  392,850 
2027  100,000  291,200  391,200 
2028  110,000  284,200  394,200 
2029  115,000  276,500  391,500 
2030  125,000  268,450  393,450 
2031  135,000  259,700  394,700 
2032  140,000  250,250  390,250 
2033  150,000  240,450  390,450 
2034  165,000  229,950  394,950 
2035  175,000  218,400  393,400 
2036  185,000  206,150  391,150 
2037  200,000  193,200  393,200 
2038  215,000  179,200  394,200 
2039  230,000  164,150  394,150 
2040  245,000  148,050  393,050 
2041  260,000  130,900  390,900 
2042  280,000  112,700  392,700 
2043  300,000  93,100  393,100 
2044  320,000  72,100  392,100 
2045  345,000  49,700  394,700 
2046  365,000  25,550  390,550 
Total  $4,429,000  $4,745,444  $9,174,444 

 
(a) Interest column reflects total interest payments for each fiscal year; interest will be paid semi-annually on January 1 

and July 1, commencing on July 1, 2023.  The July 1, 2023, interest payment will be paid by capitalized interest.  
Interest estimated at 7.00%. 

  

 
*  Preliminary, subject to change. 
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LEGAL DESCRIPTION AND MAPS OF THE DISTRICT 

 

























 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  

 
APPENDIX A-2 

 
LEGAL DESCRIPTION OF THE LUCERO PLANNING AREA 

 





ESTRELLA PARCEL 43 (MODIFIED) 
ESTRELLA MOUNTAIN RANCH 
GOODYEAR, ARIZONA 

3f.i11,� 

November 30, 2012 
Job No. 2012-057 

Page 1 of 2 

THAT PORTION OF SECTIONS 1 AND 12 OF TOWNSHIP 1 SOUTH, RANGE 2 WEST, OF THE GILA 
AND SALT RIVER BASE AND MERIDIAN, MARICOPA COUNTY, ARIZONA, DESCRIBED AS FOLLOWS: 

BEGINNING AT THE NORTHEAST CORNER OF SAID SECTION 1, FROM WHICH THE EAST 
QUARTER CORNER THEREOF BEARS SOUTH 00 DEGREES 20 MINUTES 27 SECONDS WEST, A 
DISTANCE OF 2,708.44 FEET; 

THENCE SOUTH 00 DEGREES 20 MINUTES 27 SECONDS WEST, ALONG THE EAST LINE OF THE 
NORTHEAST QUARTER OF SAID SECTION 1, A DISTANCE OF 1,222.69 FEET TO A POINT ON THE 
NORTHWESTERLY RIGHT OF WAY LINE OF ESTRELLA PARKWAY, ACCORDING TO THE MAP OF 
DEDICATION RECORDED IN BOOK 318 OF MAPS, PAGE 38, RECORDS OF MARICOPA COUNTY, 
ARIZONA, SAID POINT BEING THE BEGINNING OF A NON-TANGENT CURVE CONCAVE TO THE 
SOUTHEAST OF WHICH THE RADIUS POINT LIES SOUTH 53 DEGREES 36 MINUTES 46 SECONDS 
EAST, A RADIAL DISTANCE OF 1,665.00 FEET; 

THENCE ALONG SAID NORTHWESTERLY RIGHT OF WAY LINE, SOUTHWESTERLY ALONG SAID 
ARC, THROUGH A CENTRAL ANGLE OF 01 DEGREES 43 MINUTES 14 SECONDS, A DISTANCE OF 
50.00 FEET 

THENCE NORTH 55 DEGREES 20 MINUTES 01 SECONDS WEST, DEPARTING SAID 
NORTHWESTERLY RIGHT OF WAY LINE, A DISTANCE OF 172.11 FEET; 

THENCE SOUTH 30 DEGREES 23 MINUTES 37 SECONDS WEST, A DISTANCE OF 280.10 FEET; 

THENCE NORTH 68 DEGREES 25 MINUTES 52 SECONDS WEST, A DISTANCE OF 190.27 FEET; 

THENCE SOUTH 19 DEGREES 48 MINUTES 54 SECONDS WEST, A DISTANCE OF 150.91 FEET; 

THENCE SOUTH 01 DEGREES 52 MINUTES 35 SECONDS EAST, A DISTANCE OF 231.91 FEET; 

THENCE SOUTH 32 DEGREES 37 MINUTES 39 SECONDS EAST, A DISTANCE OF 129.02 FEET: 

THENCE SOUTH 22 DEGREES 14 MINUTES 09 SECONDS WEST, A DISTANCE OF 625.30 FEET; 

THENCE SOUTH 70 DEGREES 41 MINUTES 03 SECONDS EAST, A DISTANCE OF 118.19 FEET; 

THENCE SOUTH 19 DEGREES 18 MINUTES 57 SECONDS WEST, A DISTANCE OF 39.46 FEET; 

THENCE SOUTH 70 DEGREES 40 MINUTES 46 SECONDS EAST, A DISTANCE OF 81 .31 FEET TO A 
POINT ON SAID NORTHWESTERLY RIGHT OF WAY LINE OF ESTRELLA PARKWAY, AS DEPICTED 
ON THE MAP OF DEDICATION FOR "ESTRELLA, PHASE ONE", RECORDED IN BOOK 318 ON PAGE 
38, RECORDS OF MARICOPA COUNTY, ARIZONA, SAID POINT BEING A THE BEGINNING OF A NON
TANGENT CURVE CONCAVE NORTHWESTERLY, OF WHICH THE RADIUS POINT LIES NORTH 70 
DEGREES 13 MINUTES 55 SECONDS WEST, A RADIAL DISTANCE OF 4,935.00 FEET; 

THENCE SOUTHWESTERLY ALONG THE ARC OF SAID CURVE OF THE NORTHWESTERLY RIGHT 
OF WAY LINE OF ESTRELLA PARKWAY, THROUGH A CENTRAL ANGLE OF 08 DEGREES 55 
MINUTES 53 SECONDS, A DISTANCE OF 769.28 FEET; 

7301 East Evans Road I Scottsdale, Arizona , 85260, Phone 480-922-0780, Fax 480-922-0781 
H:Vobs\2012\2012-057- ESTRELLA COMMUNITY 11\DOCS\LEGALSIPARCEL 43 Modified.doc 
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LEGAL DESCRIPTION OF THE ASSESSMENT PARCELS 
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Estrella Mountain Ranch 
Community Facilities District 

Lucero Assessment District No. 2 
Form of Disclosure Pamphlet 

 
 

Buyer(s):_______________________________________________________________ 
 
Lot:  Parcel:________ 
 
Date of Sale:_______________ 
 
Homebuilder:_________________________ 
 
General CFD Provisions 

The home you are purchasing is within the Estrella  Ranch Community Facilities District (the “CFD”).  The CFD was 
formed on November 22, 1999, to finance the acquisition, construction and maintenance of public infrastructure benefiting 
Estrella  Mountain Ranch Community Facilities District.  The CFD issues general obligation and/or special assessment 
bonds to raise funds to pay for acquisition and construction of these improvements and operation and maintenance expenses.  
The CFD also obtains funds from an ad valorem property tax levied against all property located within the CFD to pay for 
operation and maintenance expenses. 

Ad Valorem Taxes of the CFD 

General obligation bonds and the CFD’s operation and maintenance expenses are paid from ad valorem property taxes 
levied against all property within the CFD. Currently, $1.30 is added to the property tax rate; however, such adjustment to 
the tax rate could vary depending upon factors including the amount financed with general obligation bonds, the terms of 
financing, and the assessed valuation (i.e., for tax purposes) of property within the CFD.  Your share of general obligation 
bond payments and expenses are included as part of your regular Maricopa County property tax statement and are separately 
shown in addition to taxes levied by the City of Goodyear and other political subdivisions.   

Special Assessments of the CFD 

Special assessment bonds are paid from special assessment payments secured by an assessment lien on each benefited lot 
within a special assessment area.  Special assessment areas are formed from time to time based on the public improvements 
being constructed or acquired with proceeds of the special assessment bonds.  The amount of the special assessment liens 
may vary depending upon the size of the lot within the special assessment area, the benefits estimated to be received by 
each such lot, the cost of the public improvements to be acquired, and the financing terms of the applicable special 
assessment bonds.  The special assessment payments as well as the applicable administrative charges are anticipated to be 
collected through your regular Maricopa County property tax bill or invoiced semi-annually by the CFD.  
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INITIAL FINANCING’S COST TO HOMEOWNER  

At the request of ____________________, a ____________________, the prior owner of Parcel ____, the CFD has 
formed a special assessment area (the “Special Assessment Area”) that includes Parcel ____ for the construction 
and/or acquisition of certain public improvements, i.e., construction of _____________________________.  The CFD 
has assessed Lot____ within Parcel ____ in the amount of $______ (the “Assessment”). 

The following shows the total annual CFD taxes including the CFD operational and maintenance tax, for repayment 
of expected CFD general obligation bonds as well as the anticipated special assessment obligation. 

Estimated 
Home Price 

Estimated Annual 
General Obligations and 

Expense Payment (1) 

Estimated Annual 
Special Assessment 

Payment (2) 
Estimated Total Annual 
CFD Tax Payments (3) 

$350,000    
$400,000    
$450,000    
$500,000    
$550,000    

Footnotes: 
(1) General obligation bond debt service and operations and maintenance expenses assuming a $1.30 increase in the ad valorem property 

tax rate per $100 of assessed value. The estimated annual additional tax liability will vary depending upon the final terms of the 
General Obligation Bonds. 

(2) All lots located within the boundaries of the Special Assessment District are anticipated to have a special assessment lien. 

(3) All of the taxes and charges described above are in addition to any taxes, fees and charges imposed by the City of Goodyear or other 
political subdivisions and are in addition to any assessments or fees imposed by any homeowner’s association. 

Homeowner’s Acknowledgments 

By signing this disclosure statement, you as a contract purchaser of a lot located within the CFD and the Special Assessment 
Area (i) acknowledge receipt of this Disclosure; (ii) agree that you have been granted an opportunity to review the material 
contained in this Disclosure; and (iii) agree that you accept an assessment lien estimated to be approximately $___________ 
against your lot that secures your share of the special assessments due for the Special Assessment Area.  The Assessment 
and any applicable administrative charges will be paid by you, the owner of the assessed lot, and are anticipated to be 
collected through your regular Maricopa County property tax bill or invoiced semi-annually by the CFD.  If the Assessment 
is not paid, the CFD has the right to institute proceedings to foreclose the assessment lien and sell your property.  
Should there be any questions or concerns regarding special assessments or the District property tax, please contact the 
Special Districts & Taxation Division for the City of Goodyear at (623) 932-3015. 
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Your signature below acknowledges that you have received, read and understood this document at the time you have signed 
our purchase contract and agree to its terms. 

 

______________________________ ___________________________________ 

[name] [name] 

 

______________________________ ___________________________________  

[address] [address]  

 

Date:______________, 20___ Date:_____________________, 20___ 
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ESTIMATED SPECIAL ASSESSMENT LIENS 

 

 
(A) (B) (C)  

 =  
(A)·(B) 

(D)  
 =  

(C)·10% 

(E) (F) (G) 
 =  

(F) ÷ [(D) ÷ 100] 

Unit 
Type 

Lucero 
Assessment 
District No. 2 

Average  
Sales Price 

Estimated 
Assessor’s 
Limited 
Property 

Value Ratio 

Projected 
Limited 
Property 

Value 

Projected 
Assessed 

Value 

Estimated 
Average 

Assessment 
Per Unit (a) 

Average 
Annual 

Assessment 
Payment (b) 

Estimated  
Annual Special 

Assessment Debt 
Service per $100 

of Assessed Value 
SFR $550,000 60% $330,000 $33,000 $16,000 $1,419 $4.3000 

 
(a) Preliminary estimates based upon initial discussion with the District Assessment Engineer. 

(b)  Assumes a 23-year amortization period and 7.0% interest rate. 

Source:  Harvard. 
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