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EXECUTIVE SUMMARY

Type of Development:

Improvements:

Projected Water Rate/Charges:

Projected Operations Mill Levy:

Projected Debt Service Mill Levy:

Maximum Aggregate Mill Levy:

Gallagher Adjustment of Mill
Levy Caps:

Residential with some commercial

Mainly a central water system and related
improvements such as wells, pipelines, distribution
and treatment facilities, pumping stations, storage
tanks, fire hydrants, along with other Special
District Act authorized improvements such as
wastewater, streets, bridges, traffic controls and
signage, drainage and storm water improvements,
mosquito control, and park and recreation facilities.

$31.36/month average at build-out assumptions
5 mills
35 mills

60 mills (50 Debt Service plus 10 Operations)

The mill levies and respective caps may be adjusted

to take into account any change in law with respect
to the assessment of property for taxation purposes,
any change in the ratio for determining assessed
valuation changes, or any similar change.

Maximum General Obligation
Debt Limit:

$25,000,000

The High Plains Ranch Metropolitan District (the “District”) is organized for the primary
purpose of acquiring, installing, constructing, operating, maintaining, financing and otherwise
providing central water system facilities and other key public infrastructure such as streets,
drainage, and sewer to support certain needs and bring public services to an area consisting
initially of approximately 1,830 acres +/- and roughly 1,113 residential lots ranging in size from
0.5 acres to 2.5 acres, commercial and open space (hereafter the “Project”). The Project, located
in unincorporated El Paso County (the “County”), is generally south and west of where Falcon
Highway, Peyton Highway and North Peyton Highway intersect and south and east of where
Falcon Highway and Murr Road intersect. The initial District boundaries are described in
Exhibit A attached hereto. The organization of the District stems from a cooperative effort by
and between Marksheffel-Woodmen Investments, LLC and Mid-Colorado Investment Co. Inc.
(the “Developers™).




Mid-Colorado Investment Co., Inc. (“MCI”), currently supplies water on a wholesale
basis to the Sage Water Users Association (“SWUA?”), which encompasses an area adjacent to
the Project. In turn, SWUA provides the water to homes in the Sage Creek North, Sage Creek
South and Blue Sage subdivisions. SWUA also provides or is obligated to provide in the future,
the water to a few small parcels in the immediate area. The District expects to initially lease, and
eventually purchase water, and then supply such water to the Project, and to the SWUA in place
of MCI. Additionally, through mutual agreement, SWUA may arrange for the District to assist
SWUA, regardless of any inclusion discussed herein, with fire hydrant installation and
improvements and upgrades to its existing storage, piping and other water system and
distribution infrastructure on a fee or payment in lieu of tax basis. SWUA may also include into
the District should the property owners determine to seek inclusion into the District by means of
an inclusion petition.

The Developers have substantial holdings of Denver Basin Groundwater rights. Water
right determinations make it possible to utilize the water to support the District and residents and
property owners of the Project, in addition to the existing water being supplied to the SWUA.

The District is organized to provide within and without its boundaries public
infrastructure and provide services related thereto as permitted under the Special District Act,
Section 32-1-101, et seq., C.R.S., as it exists today and in the future including, but not limited to,
water improvements, fire hydrants, wastewater, streets, bridges, traffic controls and signage,
drainage and storm water improvements, mosquito control, and park and recreation facilities.
The primary infrastructure consists of a central water system, street, signalization, drainage and
sewer improvements along with related facilities, equipment, appurtenances and the like for the
Project. Approval of this Service Plan shall not be construed as the County’s approval of any
particular development within the Project, or substitute for any required County approval of
future development in this area.

The District will manage the construction, acquisition, installation, financing and operation
of public infrastructure needed for the Project. The District will provide funding and the tax base
needed to support the Financing Plan for the provision of the capital improvements, debt service on
indebtedness and for its operation, maintenance and administrative costs. The District may obtain
financing for the improvements contemplated herein through available means under applicable
law, including loans and reimbursement agreements from private entities, through the issuance of
general obligation bonds and/or revenue bonds, contractual indebtedness, and through any other
legal sources available to the District, such as from the receipt of development and tap fees,
water rates, charges and the like.

The District’s financial forecast (“Financing Plan”) is contained in Exhibit B attached
hereto. The Financing Plan is based on buildout assumptions furnished by the Developer. The
Financing Plan demonstrates the District’s estimated debt capacity for meeting the financial
requirements associated with the provision of public infrastructure through property tax and fee
based revenues. The indebtedness projected in the Financing Plan is reasonably believed to be
attainable within the assumptions presented.




IL INTRODUCTION

A. Statutory Matters.

This Service Plan is in accordance with the requirements of the Special District
Act, Section 32-1-101, et seq., Colorado Revised Statutes (the “Act”), and is in substantial
compliance with the El Paso County Special District Guidelines and Requirements, as
supplemented by the El Paso County Special District Policies approved on September 2, 2004,
and amended September 22, 2005. The following information is included and or otherwise
addressed in this Service Plan in accordance with Part II of the Act:

1. A description of the proposed purpose and proposed services, along with
an evaluation of the need for forming the District and consideration of alternatives to doing so;

2. General financial information about how the District anticipates financing
the public improvements;

3. A market study supporting the projected demand and need for the
proposed services, and a sensitivity analysis is provided;

4. Basic and preliminary engineering information is discussed herein relative
to how the proposed services are to be provided,

5. A map and description of the District's boundaries and an estimate of the
District's population and valuation for assessment;

6. A general description of the facilities to be constructed and the standards
of such construction;

7. A general estimate of the cost of acquiring land, engineering, legal and
administrative services and other major expenses related to the organization and initial operation
of the District; and '

8. A general description of any arrangements and agreements with other
political subdivisions for the performance of services between the District and such political

subdivisions, if any.

B. Initial Boundaries/ Boundary Expansion

1. Initial Boundaries/Expansions. A map and legal description of the initial
District’s boundaries is set forth on Exhibit A, which also depicts potential future inclusion
areas. Due to the potential need to respond to development and land use patterns, the pace of
growth, and to accommodate future financing dynamics, adjustments to the boundaries may be
necessary or appropriate from time to time. Therefore, if property owners seek inclusion into the
District, the District may include such additional land, but the District shall not be permitted to
expand its boundaries beyond a five (5) mile radius from its initial boundaries nor include land




that has been annexed to the City of Colorado Springs without prior County approval, which may
be deemed a material modification of this Service Plan. Notice of all inclusions or exclusions
shall be provided to County pursuant to the annual reporting requirements set forth herein.

2. Sage Water Users Association. Property located within the Sage Water
Users Association, which is adjacent to the Project and contains roughly 1,200 acres, could
potentially be included into the District if the property owners within the SWUA seek inclusion
and the District’s board of directors determines that inclusion is in the best interest of the District
after cost-benefit and other analysis occurs.

C. District Powers

The District anticipates providing certain essential public infrastructure for the use
and benefit of future property owners and residents within its boundaries. The District is
empowered to provide all public infrastructure and services authorized to be provided by special
districts under the Special District Control Act, Section 32-1-101 ef seq., C.R.S., except to the
extent limited by this Service Plan. Subject to the limitation and prohibition conditions contained
in this Service Plan, the District shall have the following miscellaneous powers with respect to
activities to be conducted pursuant to this Service Plan.

1. Legal Powers. The improvements and services contemplated herein,
along with all other activities permitted by law, will be undertaken in accordance with, and
pursuant to, the procedures and conditions contained in the Special District Act, other applicable
statutes and this Service Plan, as any or all of the same may be amended from time to time.

2. Other. In addition to the powers enumerated herein, the District shall also
have the following authority:

a. To forego, reschedule, or restructure the payment and construction
of certain improvements and facilities in order to better accommodate the pace of growth,
resource availability and potential inclusions of property within the District; and

b. To exercise all necessary and implied powers under Title 32,
C.R.S. in the reasonable discretion of the District as might be necessary to implement the
specific provisions of this Service Plan.

3. Enterprises. The District may exercise any of its powers through
enterprises established in accordance with Article X, Section 20 of the Colorado Constitution
(TABOR).

D. Local Improvements

To the extent the District provides Local Public Improvements (as the term is
defined in the County’s Special District Policy), which are tied to the County’s subdivision
process, the District shall not cause a loss of sales tax revenue from the sales of construction
materials relative to the pubic improvements financed by the District which would otherwise




accrue to the County or other local governmental taxing entities. To the extent the cost of all
District eligible public improvements exceeds the District’s financing capacity, the additional
costs are expected to become a Developer contribution.

E. Needs Analysis

In order to establish compliance with the standards for Service Plan approval set
forth in Sections 32-1-203(2) and (2.5), C.R.S., the Needs Analysis required by the El Paso
County Regulations pertaining to special districts is expressed in terms of those standards:

1. There is Sufficient Existing and Projected Need for Organized Service.
Approximately 995 to 1,113 residential lots and 22 acres of commercial development are
expected within the Project at build-out. Currently there is no other active urban density project
in the surrounding area, and the land immediately adjacent to the Project is undeveloped. There
are currently no other governmental entities, including the County, located in the immediate
vicinity that consider it desirable, feasible or practicable to undertake the financing and provision
of all the public improvements contemplated for the Project. Accordingly, the demand for the
services and facilities to be provided by the District is demonstrable and formation thereof allows
for the improvements to be provided in an economical manner.

2. The Existing Service in the Area to be Served is Inadequate for Present
and Projected Needs/Adequate Service Through Other Governmental Entities Will Not Be
Available Within a Reasonable Time and on a Comparable Basis. The facilities and services to
be provided by the District will not be provided by the County or any municipal or quasi-
municipal corporations, including existing special districts such as the Santa Fe Springs and
Sunset districts. None of these entities has either the debt capacity or practical capability of
providing all of the facilities and services needed to serve the Project. It is not in the best
interests of the orderly development of the Project that the decision making on the timing of
construction of facilities serving the Project be placed in other existing entities, in particular due
to the financial risk the Project sponsors will be undertaking during the development phase and
that different ownership interests have different investment timing and strategies that make
joining existing districts problematic. Further, the needs of this Project are driven by a
development plan that is separate and distinct from any development or infrastructure program in
place within any other special district. Additionally, complexities and differences in water
augmentation plans and aquifers in the area further add to the difficulties of utilizing existing
special districts. -Also the Project is in close proximity to undeveloped areas, and it is
undesirable and impracticable to include the Project into an existing district and place an
unnecessary burden on neighboring property owners and residents to pay for the Project’s
improvements and services. Neither the County, nor any existing special district has expressed
plans to provide the facilities required for the development of the Project. Therefore, provision of
all planned facilities will not be available through other institutions.

3. District is Capable of Providing Economical and Sufficient Service/The
District Will Have the Financial Ability to Discharge Proposed Indebtedness on a Reasonable
Basis. The District intends to provide an economical and efficient means of ownership and
operation of essential public improvements that are not conveyed to other entities. The Financing




Plan generally discusses the feasibility of providing the improvements and services proposed
herein on an economical basis. The District can facilitate the financing of the proposed public
improvements with tax-exempt financing that is not available to private entities.

4. The Creation of the District is in the Best Interests of the Area to be
Served. The creation of the District is in the best interest of the area to be served to meet the
Project’s demand for public improvements that will otherwise be unmet by other governmental
entities and offer the advantage of obtaining public financing to fund these improvements.

F. Alternatives Analysis

As required by El Paso County Special District Guidelines, the Developer has
conducted an analysis of alternatives to the formation of the proposed District. It concluded that
the District provides a viable means of meeting the present and future demands for the Project on
a cost effective basis. In considering District formation, alternatives were considered such as the
Santa Fe Springs and Sunset districts as noted above, and the Developer determined use of new
special district to be a reasonable course of action to meet the particular needs of the Project.
Service through a homeowners association is not a viable means of delivering the services
proposed to be provided by the District. The nature, extent and variety of public improvements
required are not within the capability of homeowners associations to deliver. Significantly, a
homeowners association would not have access to tax-exempt financing.

Provision of improvements through another public entity (such as other special districts,
El Paso County or nearby municipalities) is also not a viable option as none has plans to assume
the financing and construction obligations planned for the District. ~Additionally, such an
approach during the development phase of the project would not be appropriate inasmuch as the
specific needs of this area are driven by a development plan that is separate and distinct from any
development or infrastructure program in place within any other special district or municipal
entity that might be empowered to provide the types of improvements being furnished by the
District.

G. Compliance with Master Plan

The sketch plan for the Project is expected to be in accordance with the El Paso
County Master Plan, Falcon and Payton Comprehensive Plan and Major Transportation
Corridors Plan, as each may be applicable to the Project.

III. DEVELOPMENT ANALYSIS

A. Preliminary Engineering

The facilities expected to be provided by the District are described in the Section
of this Service Plan entitled “Infrastructure Analysis.” The District will provide for the planning,
design, acquisition, construction, installation, relocation, operation, maintenance and financing
of certain public improvements needed for the Project within and without its boundaries. The
preliminary construction cost of the major water system improvements needed for the Project is




depicted in Exhibit C. In addition to the water system, non-water improvements are needed by
the Project such as road, drainage, sewer and other non-water public improvements. Exhibit C-
1 depicts preliminary estimated costs for the significant non-water costs like roadways, road
crossings/drainage, signalization and sewer improvements.

B. Population Estimate and Assessed Value

Currently, the territory within the District is undeveloped, and therefore there are
presently no residents. The total projected population at buildout is estimated to be
approximately 2,500 to 2,800 persons (based on 2.5 persons per household).

The initial year and annual projected assessed value of the property located within
the initial District boundaries is described in the Financing Plan.

C. Market Study

A market study prepared by David Bamberger and Associates is attached hereto
as Exhibit F. The market study includes a worst case scenario.

IV. FINANCIAL PLAN ANALYSIS

A. Financing of Proposed Facilities and Services

The Financial Plan for the District’s provision of capital facilities and operation
costs will be to fund such costs from a combination of property taxes and non-tax revenues. For
its funding, the District may authorize, issue, sell, and deliver general obligation and revenue
bonds, notes, contracts, reimbursement agreements, or other indebtedness and obligations
evidencing or securing a borrowing (collectively, "Obligations") as permitted by law.
Obligations may be payable from any and all legally available revenues of the District in any
form or combination of forms that may be permitted by applicable law. All or any portion of the
proceeds of the Obligations issued may be used to fund previously incurred expenses for public
improvements via reimbursement to and/or acquisition from the entity incurring or advancing the
costs for such improvements. Further, it is expected that the costs advanced for the organization
and initial operations of the District will be similarly reimbursable to the entity advancing such
costs.

The District may also issue the Obligations, subject to reimbursement, directly to
the Developer or other private party advancing funds or furnishing facilities on behalf of and
benefiting the District from time to time, to reimburse funds advanced for formation, capital and
operation, maintenance and administrative costs and/or to acquire facilities so constructed at
reasonably competitive interest rates when compared to a likely interest rate on similar
indebtedness sold on the open market. Other than with respect to the Mill Levy Cap and Debt
Limits (defined below), the District shall be permitted to modify the nature, amount, timing,
structure, security enhancements, or type of financing used from that shown in the Financing
Plan’s initial projections to respond to then current District financing needs and circumstances,
so long as such modifications are not considered a material modification of the Service Plan. The




funds and assets of El Paso County shall not be pledged as security for the repayment of any
Obligations issued by the District.

1. General Obligation Debt. As used in this Service Plan, the term "General
Obligation Debt", means the principal amount of any Obligation (other than those represented by
Revenue Obligations as herein defined) payable in whole or in part from a pledge of ad valorem
property taxes revenue imposed by the District. General Obligation Debt may be issued in an
amount approved by the District’s Board of Directors for improvements or services eligible for
funding in accordance with applicable law, subject to the limitations set forth herein. The
District expects that General Obligation Debt will be issued to fund non-water system related
public infrastructure such as road, drainage, sewer and other improvements. However, the
District may fund water system construction costs with General Obligation Debt, but revenue
based debt is the expected manner for which to finance the water system.

In order to respond to future contingencies, potential inclusion of land,
funding of water and non-water infrastructure, and increases in costs, the District’s new money
General Obligation Debt issuance limit will be $25,000,000 (the “Debt Limit”). The issuance of
the General Obligation Debt shall not exceed the Debt Limit without obtaining approval of an
amendment to this Service Plan. The maximum voted interest rate for bonds will be 18%. The
proposed maximum underwriting discount will be 5%. The term of each revenue bond or General
Obligation Debt issued shall be limited to thirty (30) years from date of such issuance without
express, prior County approval. Such approval, although required, may or may not be
considered by the County to be a material modification hereof. Any increase in the period of
maturity of bonds would required prior approval of the Board of County Commissioners of El
Paso County, but would not be considered a material modification requiring an amendment to
the Service Plan. Within the maturity term limitation, bond repayment periods could be
extended if actual cash flow revenues pledged for debt service are received at slower than
expected rates. General Obligation Debt that has been paid, refunded or defeased shall not be
counted against the Debt Limit, nor shall increases in principal necessary to accomplish a
refunding, reissuance or restructuring of General Obligation Debt count against the Debt Limit.

The District may authorize, issue, sell, and deliver such Obligations as are
permitted by law; provided that the debt service property tax mill levy imposed to pay General
Obligation Debt shall not initially exceed fifty (50) mills, subject to adjustment to take into
‘account any change in law with respect to assessment of property for taxation purposes, any
change in the ratio for determining assessed valuation, or any similar change, using the 2005
ratio of assessment for residential property of 7.96% as the base year for calculating any such
adjustments in such ratio. This debt service mill levy cap may be increased and/or removed
upon approval of the Board of County Commissioners at a public hearing held for such purpose.

2. Operating Mill Levy Cap. The District’s operating mill levy shall be
initially capped at ten (10) mills, and, subject to approval of an election question or questions
authorizing the collection of operating revenues as a voter-approved revenue change under
TABOR, shall be subject to adjustment to take into account any change in law with respect to
assessment of property for taxation purposes, any change in the ratio for determining assessed
valuation, or any similar change, using the 2005 ratio of assessment for residential property of




7.96% as the base year for calculating any such adjustments in such ratio. This operations mill
levy cap may be increased and/or removed upon approval of the Board of County
Commissioners at a public hearing held for such purpose.

3. Revenue Obligations. The District shall also be permitted to issue revenue
bonds or other revenue obligations (collectively, the “Revenue Obligations™) in such amount and
payable from non-ad valorem sources as the District may determine. Amounts issued in the form
of Revenue Obligations shall not be subject to the Debt Limit. Revenue Obligations are expected
to be issued to fund water system improvements paid from water fees/charges such as tap fees.

4, Enterprises. The District may exercise any of its powers through
enterprises established in accordance with Article X, Section 20 of the Colorado Constitution
(TABOR).

5. Rates and Charges. The District shall have the power to derive revenue
from and pledge any other legally-available revenue source, including but not limited to those
derived from fees, rates, tolls, penalties or charges as provided by Section 32-1-1001(1), C.R.S.,
as it may be amended from time to time. Estimated monthly water rates are described on
Exhibit E. Facility development fees and tap fees are described in the Financing Plan.

V. INFRASTRUCTURE ANALYSIS

A. General

This section describes the key public improvements expected to be provided by
the District within and without its boundaries as necessary, which may be funded depending on
debt limitations and the amount of actual debt capacity that develops within the District. Cost
estimates for public infrastructure are construction cost estimates only, and are exclusive of non-
construction related costs such as debt issuance, including but not limited to bond issuance
expenses, debt service reserves, capitalized interest, underwriter’s discount, legal fees, as well as
organizational costs. Notwithstanding cost estimate allocations among particular categories and
types of improvements, the District shall be permitted to allocate its actual debt capacity within
the Debt Limit among such categories and types of improvements as necessary to serve the
Project as determined by the District’s Board of Directors. The Financing Plan conservatively
projects the issuance of bonds to fund various eligible public improvements, and those
improvements which the District lacks actual debt capacity to fund are expected to be funded by
the Developer as a Developer contribution.

The District is being organized with the authority to provide all public
improvements and services permitted under the Special District Act, Section 32-1-101, ef seq.,
C.R.S., including but not limited to water, wastewater, streets, bridges, traffic controls and
signage, drainage improvements, storm drainage, mosquito control, and park and recreation
facilities.




B. Central Water System Facilities

One of the District’s main purposes is to implement (finance and operate) the
central water system for the Project. The Developers have substantial holdings of Denver Basin
Groundwater rights. Water right determinations allow the water to be utilized throughout Project
area. The non-tributary Arapahoe and Laramie Fox Hills wells/aquifers will be utilized to serve
the water needs of the Project including fire protection and residential and commercial
development daily flow needs. Other not non-tributary aquifers, including the use of alluvial
return flows from the non-tributary water may also be available. The District is expected to
undertake the following services and facilities: the operation and maintenance, design,
acquisition, installation and construction of a water system, including but not limited to water,
wells, tanks, storage, treatment, disinfection, pumping and booster stations, transmission and
distribution systems (gravity-fed and pressurized systems and raw water lines), together with all
necessary and proper facilities, equipment and appurtenances incident thereto which may
include, but shall not be limited to, transmission lines, distribution mains and laterals, together
with extensions of and improvements to said systems, but excluding private on-site development.

C. Improvement Dedication — Ownership, Operation and/or Maintenance

MCI currently employs a Colorado Class A Water Operator. The District will
utilize a licensed water system operator and a distribution system operator as appropriate.
Exhibit D contains an estimate of probable annual water system operation and maintenance
expenses. During the initial development period, MCI is expected to provide potable water to
the Project. As the Project develops, the Developers may convey and transfer some or all of the
water assets to the District, or they may retain such assets like their water rights or sell or lease
the water rights to the District. Any conveyance of water rights will be done in a manner so as
not to infringe upon the County’s subdivision water supply process. In addition to the District
supplying water to the Project, should the MCI water assets that currently serve the SWUA be
conveyed to the District, the District would likely become the wholesale water supplier to
SWUA. Asset conveyance may occur regardless of SWUA’s inclusion into the District.

The District expects to dedicate or cause to be dedicated to the County or other
appropriate governmental entity, all other public improvements that are eligible and acceptable
to such entities for dedication and upon such dedication for ongoing ownership, operations
and/or maintenance as may be appropriate. All such improvements not accepted by the County
or other appropriate governmental entity for ongoing ownership, operations and/or maintenance,
may be owned, operated and/or maintained by the District.

The District will require operating funds necessary to operate and maintain the
improvements financed which are not dedicated to other entities, and will require funds to pay
District annual administrative costs. Formation costs and initial year operating budget, along
with estimated costs of acquiring land, engineering services, legal services and administrative
services, are anticipated to be approximately $150,000.
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D. Non-Water Infrastructure

Construction, installation, acquisition, finance, and maintenance of roadways,
road crossings/drainage, signalization, and sewer account for the other main purposes of the
District. Other non-water improvements such as landscape, fencing, park and recreation
amenities may also be provided by the District.

E. Construction Standards

The District will require that the public improvements are designed and
constructed in accordance with the applicable regulations, ordinances, standards and
specifications of the County and/or other applicable jurisdictions

V1. AGREEMENTS

The District will enter into agreements with private entities and public entities as
appropriate for the provision, financing and conveyance of public improvements. MCI may
assign its water service agreement with the Sage Water Users Association to the District.
Agreements with Sunset Metropolitan District may be necessary relative to sanitary sewer
improvement ownership, operations and service. Should the District secure water by contract or
lease to supply the Project and the SWUA, the District will provide detailed information to the
Office of the County Attorney relative how the District will meet its water supply commitments.

VII. MISCELLANEOUS

A. Sage Water Users Association. As of the date of this Service Plan, MCI supplies
water on a wholesale basis to the Sage Water Users Association (“SWUA”). SWUA then
provides water to homes within the Sage Creek North, Sage Creek South and Blue Sage
subdivision, as well as to other small parcels in the area. MCI currently owns and maintains the
wells, treatment equipment, storage reservoir, pressure booster station, and pipelines connecting
these facilities. MCI also owns and maintains the pipeline to the entry point of the SWUA
distribution system where a master meter is located. MCI may transfer and assign some or all of
its water provision assets/facilities to the District. The District could become the water provider
for the SWUA, and possibly finance upgrades and replacements to its existing water distribution
system. The distribution system within the named subdivisions is owned and maintained by the
SWUA. SWUA may, after District formation, volunteer to be included into the District.

B. Condemnation. The District does not have any current plans or need for any
condemnation action, and shall only exercise powers of eminent domain and dominate eminent
domain for public purposes. The District’s use of such power shall be limited to the acquisition
of property that intends to be owned, controlled or maintained by the District and/or another
government entity and is for the material use or benefit of the general public, and which term
“material use or benefit for the general public” shall never include as a material purpose the
acquisition of property for the furtherance of an economic development plan and which term
shall also never include as a purpose an intent to convey such property or to make such property
available to a private entity for economic development purposes. The phrase “furtherance of an
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economic development plan” does not include condemnation of property to facilitate public
infrastructure that is necessary for the development of the project.

C. Disclosure. After District formation a disclosure notice shall be prepared that is
acceptable to the Development Services Department staff, which shall inform future purchasers
of property with the District of the District’s existence, purpose and debt and taxing powers and
limitations. The disclosure obligation shall be deemed satisfied by recording such notice with
this Service Plan, and each final plat associated with the Project.

D. Subdistricts. The District shall not create a separate subdistrict except upon prior
notice to the Board of County Commissioners, and subject to the Board of County
Commissioner’s right to declare such subdistrict creation to be a material modification of this
Service Plan as set forth in Section 32-1-1101(1)(£)(I), C.R.S.

E. Other. The District shall not apply for or utilize any Conservation Trust
(“Lottery”) funds without County consent. The District may apply for and use other grant funds
such as Great Outdoors Colorado.

The grant of authority contained in this Service Plan does not constitute the agreement or
binding commitment of the District enforceable by third parties to undertake the activities
described, or to undertake such activities exactly as described.

The District will coordinate with the Mountain View Electric Association, Inc.,
(“MVEA”) and the County as reasonably necessary concerning the location of public
infrastructure constructed by the District, and for the reasonable relocation and related cost
thereof for impacted MVEA’s facilities prior to such construction.

VIII. COMPLIANCE

The District shall submit an annual report as described in Section 32-1-207(3)(d), C.R.S.
within one hundred and twenty (120) days after the conclusion of the District’s fiscal year on
December 31 of each year commencing December 31, 2007, unless waived by the County.

The District may be subject to dissolution in the event that the anticipated public
improvement development within the District ceases and/or the District fails to provide any
services and the District is deemed to be inactive as defined in §32-1-710, C.R.S., and if the
District has no financial obligations or if the District fails to comply with the anticipated
complete Service Plan Amendment condition described herein. In such events the authorized
purposes and powers of the District may be curtailed and expressly limited to taking actions
reasonably necessary to dissolve and the board of the District will be deemed to have agreed with
the County to dissolve if reasonable measures are not promptly taken to avoid dissolution.

Material modifications of this Service Plan, except as contemplated herein, shall be
subject to approval by the County in accordance with the provisions of Section 32-1-207, C.R.S.
The District shall obtain the prior approval of the County before making any material
modifications to this Service Plan as noted herein. Material modifications shall include
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modifications of a basic or essential nature. A substantial change in the District’s purpose as
stated herein, and increases in the Debt Limit and Mill Levy Cap (as each term is defined herein)
shall constitute a material modification requiring County approval at a public hearing.

Approval by the County shall not be required for mechanical modifications to this
Service Plan necessary for the execution of the Financing Plan for public improvements
previously outlined herein. Specifically, County approval shall not be required for minor
language changes, adjustments or revisions to the Service Plan or any of its Exhibits that do not
rise to the level of a material modification as defined herein.

IX. CONCLUSION

It is submitted that this Service Plan for the proposed District required by Section 32-1-
203(2), C.R.S. has established that:

A. There is sufficient existing and projected need for organized service in the area to
be serviced by the proposed District;

B. The existing service in the area to be served by the proposed District is inadequate
for present and projected needs;

C. The proposed District is capable, and will further demonstrate its capability in the
complete Service Plan Amendment, of providing economical and sufficient service to the area
within its proposed boundaries;

D. The area to be included in the proposed District does have, and will have the
financial ability to discharge the proposed indebtedness on a reasonable basis;

E. Adequate service is not, and will not be, available to the area through El Paso
County, or other existing municipal or quasi-municipal corporations, including existing special
districts, within a reasonable time and on a comparable basis;

F. The facility and service standards of the proposed District are compatible with the
applicable facility and service standards of El Paso County or other existing municipal or quasi-
municipal corporations, to the extent applicable, within which the proposed District is to provide
service;

G. The proposal is in substantial compliance with a master plan adopted pursuant to
Section 30-28-108, C.R.S.;

H. The proposal is in compliance with any duly adopted county, regional, or state
long-range water quality management plan for the area; and

L. The creation of the proposed District is in the best interests of the area proposed
to be served.
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Therefore, it is requested that the Board of County Commissioners of El Paso County,
Colorado, which has jurisdiction to approve this Service Plan by virtue of Section 32-1-202,
C.R.S., adopt a resolution which approves this Service Plan for the District.

HPRMDSPLAN/KSA SEPT12 2006
0930.0003
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EXHIBIT A
Legal Description and Maps of Initial District
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HIGH PLAINS RANCH METRO DISTRICT
LEGAL DESCRIPTIONS FOR INITIAL SERVICE AREA

-A parcel of land located in Section 7, Township 13 South, Range 63 West of the 6" P.M., El Paso County,
Colorado, being more particularly described by metes and bounds as follows:

Beginning at the SE corner of this parcel, also being the centerline intersection of Falcon Highway and
Peyton Highway in El Paso County, Colorado, also being the SE corner of said Section 7, marked by a 3-
1/4” aluminum cap stamped “PE-LS 9583 as per monument record filed April 4, 1994 in the records of the
Clerk and Recorder’s Office, El Paso County, Colorado;

Thence $89°27'20”W along the South line of said Section 7, also being along the centerline of said Falcon
Highway, a distance of 1294.07 feet to the SW corner of this parcel;

Thence N00°52°10"W along the West line of this parcel, a distance of 2621.27 feet to the NW corner of
this parcel, marked by a 1-1/2” yellow cap stamped “PLS 11624” per monument record deposited May 7,
2003 at reception #20390061 in the records of the Clerk and Recorder’s Office, El Paso County, Colorado;
Thence N89°22°02”E along the North line of this parcel, a distance of 1316.39 feet to the NE corner of this
parcel, also being a point on the centerline of said Peyton Highway, also being the E 1/4 corner of said
Section 7, marked.by a 3-1/2” aluminum cap in valve box stamped “LS 17496” as per monument record
filed November 22, 1996 in the records of the Clerk and Recorder’s Office, El Paso County, Colorado;
Thence S00°22°55"E along the East line of this parcel, also being along the centerline of said Peyton
Highway, a distance of 2623.27 feet to the Point of Beginning of this description, containing 78.573 acres,
more or less.

-Together with the west 1/2 of the southwest 1/4 and the west 1/2 of the east 1/2 of the southwest 1/4 of
Section 17, Township 13 south, Range 63 west of the 6" P.M., containing 120.0 acres, more or less.

-Together with the east 1/2 of the east 1/2 of the southwest 1/4 and the southeast 1/4 of Section 17,
Township 13 south, Range 63 west of the 6" P.M., containing 204.0 acres, more or less.

-Together with a parcel of land located in Section 14, Township 13 South, Range 64 West of the 6" P.M,,
El Paso County, Colorado, being more particularly described by metes and bounds as follows:

Beginning at the NE comer of this tract, also being the centerline intersection of Falcon Highway and
Slocum Road in El Paso County, Colorado, also being the NE corner of said Section 14, marked by a 2-
1/2" aluminum cap stamped “PLS 301307

Thence S00°30°19”W along the East line of this parcel, also being along the centerline of said Slocum
Road, also being along the East line of said Section 14, a distance of 2605.66 feet to the SE corner of this
tract, also being the E 1/4 comer of said Section 14, marked by a 2-1/2” aluminum cap stamped “PLS
206817;

Thence $89°33'05”W along the South line of this tract, a distance of 1313.04 feet to the SW corner of this
tract;

Thence N00°33°53”E along the West line of this tract, a distance of 2610.55 feet to the NW corner of this
tract, also being a point on the centerline of said Falcon Highway;

Thence N89°45°46”E along the North line of this tract, also being along the centerline of said Falcon
Highway, also being along the North line of said Section 14, a distance of 1310.26 feet to the Point of
Beginning of this description, containing 78.52 acres, more or less.

-Together with a tract of land in Sections 13 and 24, Township 13 south, Range 64 west of the 6" P.M., El
Paso County, Colorado, being more particularly described as follows:
Commencing at the northwest corner of Section 13;

Thence S00°31°50”W, 1015.40 feet to the Point of Beginning;
Thence S89°28°10”E, 1779.86 feet;

Thence N00°38°28"W, 81.31 feet;

Thence N89°21732”E, 352.76 feet;

Thence S00°38°28"E, 617.41 feet;

Thence $11°53°40”E, 61.18 feet;

Thence S00°38°28"E, 639.04 feet;

Thence $89°21°32"W, 598.91 feet;

Thence S01°20°42”°W, 1453.26 feet;
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Thence S88°39’18”E, 719.96 feet;

Thence S01°20°42"W, 2177.60 feet;

Thence S89°14°47”E, 1123.05 feet;

Thence S00°45°13”W, 603.76 feet;

Thence SB89°34°44”W, 3404.70 feet more or less to the southwest corner of the northwest 1/4 of the
northwest 1/4 of Section 24;

Thence N00°31°50”E, 5700 feet more or less to the Point of Beginning, containing 283.25 acres, more or
less.

-Together with a tract of land located in Section 18 and the west one-half of Section 19, Township 13
south, Range 63 west of the 6" P.M., County of El Paso, State of Colorado, described as follows:
Beginning at the southwest corner of said Section 19, thence along the west line of the southwest quarter of
said Section 19, N00G®00°24”W, 2651.42 feet to the west one-quarter corner of said Section 19;

Thence along the west line of the southwest one-quarter of the northwest one-quarter of said Section 19,
N00°00°31”W, 1325.49 feet to the northwest corner of the southwest one-quarter of the northwest one-
quarter of said Section 19;

Thence along the west line of the northwest one-quarter of the northwest one-quarter of said Section 19,
NO00°00°05”E, 1325.28 feet to the southwest corner of said Section 18;

Thence along the west line of the south one-half of said Section 18, N00°15°32"E, 2612.86 feet to the
northwest corner thereof;

Thence along the north line of the south one-half of said section 18, N89°09°02"E, 30.01 feet to a point on
a line 30.00 feet easterly and parallel to the west line of said Section 18;

Thence along the line 30.00 feet easterly and parallel to the west line of said Section 18, N0O0°15°32"E,
19.03 feet;

Thence N89°34°17"E, 2590.40 feet to the center one-quarter corner of said Section 18;

Thence along the north line of the south one-half of said Section 18, N89°34’28”E, 2607.99 feet to the
northeast corner thereof;

Thence along the east line of the south one-half of said Section 18, 800°10°15"E, 2637.54 feet to the
southeast corner thereof; :

Thence S89°43°36”W, 3918.39 feet;

Thence S00°07°17"W, 5297.43 feet to the southeast corner of the west one-half of the west one-half of said
Section 19;

Thence along the south line of the west one-half of the west one-half of said Section 19, N89°08°53”W,
1318.11 feet to the Point of Beginning, containing 477.515 acres, more or less.

-Together with a parcel of land located in Section 18, Township 13 South, Range 63 West of the 6™ P.M.,
El Paso County, Colorado, being more particularly described by metes and bounds as follows:

Beginning at the NW corner of this parcel, also being the centerline intersection of Murr Road and Falcon
Highway in El Paso County, Colorado, also being the NW corner of said Section 18, marked by a 2-1/2”
aluminum cap stamped “PLS 32822" per land survey plat deposited at reception #202900126 in the records
of the Clerk and Recorder’s Office, El Paso County, Colorado;

Thence N89°27°20"E along the North line of said Section 18, also being along the centerline of said Falcon
Highway, a distance of 2588.11 feet to the N 1/4 comer of said Section 18, marked by a 2" aluminum cap
stamped “PLS 11624 per monument record filed September 23, 2003 in the records of the Clerk and
Recorder’s Office, El Paso County Colorado;

Thence continuing N89°27°20"E along the centerline of said Falcon Highway, a distance of 1294.12 feet to
the NE corner of this parcel; '

Thence S00°00°27”W along the East line of this parcel, a distance of 2631.32 feet to the SE comner of this
parcel, marked by a #4 rebar with aluminum cap stamped “LS 1094 AAH”;

Thence S89°34°28”W, a distance of 652.36 feet to a point marked by a #4 rebar with aluminum cap
stamped “LS1094 AAH”;

Thence continuing $89°34°28”W, a distance of 651.70 feet to the Center 1/4 corner of said Section 18,
marked by a 2-1/2” aluminum eap stamped “PLS 32822 per land survey plat deposited at reception
#202900126 in the records of the Clerk and Recorder’s Office, El Paso County, Colorado;

Thence $89°34’14”W, a distance of 2604.98 feet to the SW corner of this parcel, also being a point on the
centerline of said Murr Road, also being the W 1/4 corner of said Section 18, marked by a 2-1/2” aluminum
cap stamped “PLS 32822” per land survey plat deposited at reception #202900126 in the records of the
Clerk and Recorder’s Office, El Paso County, Colorado;

Page 2 of 3




Thence N00°35°40"E along the West line of this parcel, also being along the centerline of said Murr Road,
also being along the West line of said Section 18, to the Point of Beginning of this description, containing
234.958 acres, more or less.

-Together with a parcel of land located in Section 18, Township 13 South, Range 63 West of the 6% P.M.,
El Paso County, Colorado, being more particularly described by metes and bounds as follows:

Beginning at the NE comer of this parcel, also being the centerline intersection of Falcon Highway and
Peyton Highway in El Paso County, Colorado, also being the NE corner of said Section 18, marked by a 3-
1/4” aluminum cap stamped “PE-LS 9583 as per monument record filed April 4, 1994 in the records of the
Clerk and Recorder’s Office, El Paso County, Colorado;

Thence S00°13°03”E along the East line of this parcel, also being along the centerline of said Peyton
Highway, also being along the East line of said Section 18, a distance of 1316.91 feet to the SE corner of
this parcel, marked by a #4 rebar with aluminum cap stamped “L.S1094 AAH”;

Thence S89°30°48”W along the South line of this parcel, a distance of 1269.23 feet to the SW corner of
this parcel, marked by a #5 rebar with aluminum cap stamped “MATRIX P.L.L. 32822”;

Thence N00°00°27”E along the West line of this parcel, a distance of 1315.67 feet to the NW corner of this
parcel, also being a point on the centerline of said Falcon Highway;

Thence N89°27°20"E along the North line of this parcel, also being along the centerline of said Falcon
Highway, a distance of 1264.07 feet to the Point of Beginning of this description, containing 38.275 acres,
more or less. :

-Together with the north 1/2 with mineral rights of the existing road in Section 17, Township 13 south,
Range 63 west of the 6" P.M., containing 315.71 acres, more or less.

Total acreage of the above described tracts of land is 1830.80 acres, more or less.
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EXHIBIT B
Financing Plan




High Plains Ranch Metropolitan District
Forecasted Statement of Sources
and Uses of Cash

For the Years Ending
December 31, 2006 through 2040




é J. W. Simmons & Associates, P. C. Certified Public Accountants

To the Petitioners of the Proposed
High Plains Metropolitan District
El Paso County, Celorado

We have compiled the accompanying forecasted statements of sources and uses of cash of the High Plains Ranch Metropolitan
District (Exhibit ), the related projected debt service schedules (Exhibits Il through 1V) and the analysis of absorption, development
fees, tap fees and assessed values (Exhibits V) for the years ending December 31, 2006 through 2040, in accordance with
standards established by the American Institute of Certified Public Accountants.

A compilation is limited to presenting in the form of a forecast information that is the representation of management and does not
include evaluation of the support for the assumptions underlying the forecast. We have not examined the forecast and, accordingly,
do not express an opinion or any other form of assurance on the accompanying statements or assumptions. Furthermore, there will
usually be differences between the forecasted and actual results, because events and circumstances frequently do not occur as
expected, and those differences may be material. We have no responsibility to update this report for events and circumstances
occurring after the date of this report.

PRELIMINARY DRAFT....SUBJECT TO CHANGE

Septemher 11, 2006

9155 East Nichols Avenue., Suite 330, Centennial, Colorado 80112-3443
Telephone (303) 689-0833 Fax (303) 689-0834




High Plains Ranch Metropolitan District

Summary of Significant Assumptions and Accounting Policies
December 31, 2006 through 2040

The foregoing forecast presents, to the best of the Developer's knowledge and belief, the expected cash receipts and disbursements
for the forecast period. Accordingly, the forecast reflects its judgment as of September 11, 2006. The assumptions disclosed
herein are those that management believes are significant to the forecast. There will usually be differences between the forecasted
and actual results, because events and circumstances frequently do not occur as expected, and those differences may be material.

The purpose of this forecast is to show the amount of funds available for the future construction of infrastructure from the issuance
of general obligation and revenue bonds, the available revenues for the repayment of the debt from a debt mill levy of 35.000 mills
and tap fees, the revenues and related costs associated with the proposed water distribution system and the available funds for
operating costs from the imposition of a 5.000 mill operating levy. The District anticipates the use of four funds. A General Fund
will be utilized to account for administrative costs paid by the 5.000 mill operating levy, a Water Enterprise Fund will account for all
water related activities, a Capital Project Fund to account for District street and sewer improvements funded by general obligation
debt and a Debt Service Fund to account for the repayment of the general obligation debt.

Note 1: Ad Valorem Taxes

* The primary source of revenue for the District will be the collection of ad valorem taxes. Residential property in the District
is forecasted to be assessed at 7.96% of market values. Market values for 1,040 single family homes are forecasted to
range from $200,000 to $375,000 as of 2006. Finished lots are forecasted at 10% of final home values per lot.
Commercial property in the District is forecasted to be assessed at 29% of market values. Market values for 22,400
square feet of commercial property is estimated to be $150 per finished square foot. Market values for residential and
commercial property are forecasted to inflate at 2% per year. All property is assumed to inflate at 2% biennially
thereafter. Exhibit V details the forecasted absorption, market values and related assessed values for the District.

Property is assumed to be assessed annually as of January 1st. Property included in this forecast is assumed to be
assessed on the January 1 subsequent to completion. The forecast recognizes the related property taxes as revenue in
the subsequent year.

The County Treasurer currently charges a 1.5% fee for the collection of property taxes. These charges are reflected in the
accompanying forecast as a reduction to the property tax revenue.

The mill levy imposed by the District is proposed to equal 5.000 mills for the General Fund and 35.000 mills for the Debt
Service Fund. The mill levies are subject to adjustment for changes in the ratio of assessed values to market values,
provided that the total levy for each District is subject to a cap of 60.000 mills. It is forecasted that the General Fund mill
levy will decrease to 3.000 mills in 2022 and 2.500 mills thereafter and the Debt Service Fund levy will decrease to 30.000
mills in 2024.

The forecast assumes that Specific Ownership Taxes collected on motor vehicle registrations will be 8% of property taxes
collected.




Note 2:

Note 3:

Note 4:

High Plains Ranch Metropolitan District
Summary of Significant Assumptions and Accounting Policies
December 31, 2006 through 2040
Interest Income

Interest income is assumed to be earned at 3.0% per annum. Interest income is based on the year's beginning cash balance
and an estimate of the timing of the receipt of revenues and the outflow of disbursements during the course of the year.

Tap and Development Fees

It is forecasted that District will impose tap fees of $13,200 and development fees of $3,000 for each residential home and
each single family equivalent of commercial property. It is forecasted that the commercial property will equate to 201
single family equivalents. Exhibit V details the collection of the above fees by year. The tap fees are pledged to the
repayment of the water revenue bonds and the development fees are anticipated to be pledged for the repayment of the
general obligation bonds.

Bond Assumptions

The District forecasts the issuance of general obligation bonds totaling $11,800,000 on June 1, 2008 and 2014. The
bonds are forecasted to have a maturity of 30 years from the date of issuance and are forecasted to carry a coupon rate of
7.25% on the Series 2008 Bonds and 7.00% on the Series 2014 Bonds. The net proceeds of the bonds after issuance
costs of $472,400 and capitalized interest of $855,500 are forecasted to be available for street and sewer capital
improvements and the repayment of developer advances. Exhibits I and Il reflect the proposed repayment of the Series
2008 and 2014 Bonds. The bonds are anticipated to be secured by a limited mill levy not to exceed 50.000 mills. The

- development fees described in Note 3 are pledged for debt service.

Note 5:

The District also forecasts the issuance of water revenue bonds totaling $11,810,000 on December 1, 2010. The bonds
are forecasted to have a maturity of 13 years from the date of issuance and are forecasted to carry a coupon rate of
7.50%. The net proceeds of the bonds after issuance costs of $472,400 and capitalized interest in the amount of
$177,486 are forecasted to be available for water improvements in the amount of $11,160,114. The bonds are anticipated
to be repaid from the collection of the tap fees described above in Note 3. Exhibit IV reflects the anticipated repayment of
the water revenue honds based on the forecasted collection of tap fees.

District Improvements

Construction costs for district improvements for the District are forecasted to total $11,160,114 for water improvements
and $13,312,500 for street and sewer improvements . Due to the timing of the issuance of the general obligation bonds, it
is estimated that the primary developer will need to advance funds to pay for the street and sewer improvements. These
advances will be repaid from the proposed general obligation bonds described in Note 4. As indicated in Exhibit |,
$2,840,000 of the street and sewer improvements will not be paid from bond proceeds but a developer contribution.




Note 6:

Note 7:

High Plains Ranch Metropolitan District

Summary of Significant Assumptions and Accounting Policies
December 31, 2006 through 2040

Operating and Maintenance Expenses

The District is forecasted to incur operating costs in the amount of $50,000 per year. Operating expenses are forecasted
to inflate at 2% per annum. It is expected that the developer will advance funds to the Districts until such time as the
5.000 mill levy forecasted to he imposed by the District is sufficient to cover the operating expenses. It is forecasted that
the developer will be repaid the advances without interest.

Water Treatment and Delivery

The District is forecasted to operate a water treatment and distribution system to serve the residents and the commercial
property within the boundaries of the District. The estimated costs per year are those described in the Engineer’s report.
Costs at build-out are forecasted to inflate at 5% per annum. The District intends to impose a monthly charge for potable
water at a forecasted average rate of $31.00 per month. This rate is estimated to inflate at 5% per annum.
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Exhibit 1l

High Plains Ranch Metropolitan District
Schedule of General Obligation Debt - Series 2008
For the Years Ended December 31, 2008 to 2037

Annual Balance
Year Principat Coupon Interest Total 5,000,000
2008 5,000,000
2008 181,250 181,250 5,000,000
2009 181,250 5,000,000
2008 181,250 362,500 5,000,000
2010 181,250 5,000,000
2010 60,000 7.25% 181,250 422,500 4,940,000
2011 179,075 4,940,000
201 65,000 7.25% 179,075 423,150 4,875,000
2012 176,719 4,875,000
2012 70,060 7.25% 176,719 423,438 4,805,000
2013 174,181 4,805,000
2013 75,000 1.25% 174,181 423,363 4,730,000
2014 171,483 4,730,000
2014 80,000 7.25% 171,483 422,925 4,650,000
2015 168,563 4,650,000
2015 85,000 7.25% 168,563 422,125 4,565,000
2016 165,481 4,565,000
2016 90,000 7.25% 165,481 420,963 4,475,000
017 162,219 4,475,000
2017 100,000 7.25% 162,219 424,438 4,375,000
2018 158,594 4,375,000
2018 105,000 7.25% 158,594 422,188 4,270,000
2019 154,788 4,270,000
2018 110,000 7.25% 154,788 419,575 4,160,000
2020 150,800 4,160,000
2020 120,000 7.25% 150,800 421,600 4,040,000
2021 146,450 4,040,000
2021 130,000 7.25% 146,450 422,800 3,910,000
2022 141,738 3,910,000
2022 140,000 7.25% 141,738 423,475 3,770,000
2023 136,663 3,770,000
2023 150,000 7.25% 136,663 423,325 3,620,000
2024 131,225 3,620,000
2024 160,000 7.25% 131,225 422,450 3,460,000
2025 125,425 3,460,000
2025 170,000 7.25% 125,425 420,850 3,290,000
2026 118,263 3,290,000
2026 185,000 7.25% 119,263 423,525 3,105,000
2027 112,556 3,105,000
2027 195,000 7.25% 112,556 420,113 2,910,000
2028 105,488 2,910,000
2028 210,000 7.25% 105,488 420,975 2,700,000
2029 97,875 2,700,000
2029 225,000 7.25% 97,875 420,750 2,475,000
2030 89,719 2,475,000
2030 245,000 7.25% 89,719 424,438 2,230,000
2031 80,838 2,230,000
2031 260,000 7.25% 80,838 421,675 1,970,000
2032 71,413 1,970,000
2032 280,000 7.25% 711413 422,825 1,690,000
2033 61,263 1,690,000
2033 300,000 7.25% 61,263 422,525 1,390,000
2034 50,388 1,390,000
2034 320,080 7.25% 50,388 420,775 1,070,000
2035 38,788 1,070,000
2035 345,000 7.25% 38,788 422,575 725,000
2036 26,281 725,000
2036 370,000 7.25% 26,281 422,563 355,000
2037 12,869 355,000
2037 355,000 7.25% 12,869 394,150 0
5,000,000 7,326,488 12,339,900

See Summary of Significant Assumptions and Accounting Policies Preliminary Draft....Subject to Change 09/11/2006




Exhibit Hl

High Plains Ranch Metropolitan District
Schedule of General Obligation Debt - Series 2014
For the Years Ended December 31, 2008 to 2037

Annual Balance
Year Principal Coupon Interest Total 6,800,000
2014 6,800,000
2014 238,000 238,000 6,800,000
2015 238,000 6,800,000
2015 238,000 476,000 6,800,000
2016 238,000 6,800,000
2016 25,000 7.00% 238,000 501,000 6,775,000
2017 237,125 6,775,000
2017 25,000 7.00% 237,125 499,250 6,750,000
2018 236,250 6,750,000
2018 25,000 7.00% 236,250 497,500 6,725,000
2019 235,375 6,725,000
2019 75,000 7.00% 235,375 545,750 6,650,000
2020 232,750 6,650,000
2020 75,000 7.00% 232,750 540,500 6,675,000
2021 230,125 6,575,000
2021 140,000 7.00% 230,125 600,250 6,435,000
2022 225,225 6,435,000
2022 150,000 7.00% 225,225 600,450 6,285,000
2023 219,975 6,285,000
2023 160,000 7.00% 218,975 589,950 6,125,000
2024 214,375 6,125,000
2024 170,000 7.00% 214,375 588,750 5,955,000
2025 208,425 5,855,000
2025 180,000 7.00% 208,425 596,850 5,775,000
2026 202,125 5,775,000
2026 195,000 7.00% 202,125 599,250 5,580,000
2027 195,300 5,580,000
2027 210,000 7.00% 195,300 600,600 5,370,000
2028 187,950 5,370,000
2028 225,000 7.00% 187,950 600,300 5,145,000
2028 180,075 5,145,000
2029 240,000 7.00% 180,075 600,150 4,905,000
2030 171,675 4,905,000
2030 255,000 7.00% 171,675 598,350 4,650,000
2031 162,750 4,650,000
2031 275,000 7.00% 162,750 600,500 4,375,000
2032 153,125 4,375,000
2032 295,000 7.00% 153,125 601,250 4,080,000
2033 142,800 4,080,000
2033 315,000 7.00% 142,800 600,600 3,765,000
2034 131,775 3,765,000
2034 335,000 7.00% 131,775 598,550 3,430,000
2035 120,050 3,430,000
2035 360,000 7.00% 120,050 600,100 3,070,000
2036 107,450 3,070,000
2036 385,000 7.00% 107,450 599,800 2,685,000
2037 93,975 2,685,000
2037 410,000 7.00% 93,975 587,950 2,275,000
2038 79,625 2,275,000
2038 715,000 7.00% 78,625 874,250 1,560,000
2039 54,600 1,660,000
2038 765,000 7.00% 54,600 874,200 795,000
2040 27,825 795,000
2040 795,000 7.00% 27,825 850,650 0
6,800,000 9,291,450 16,091,450

See Summary of Significant Assumptions and Accounting Policies Preliminary Draft....Subject to Change 09/11/2006




Exhibit IV

High Plains Ranch Metropolitan District
Schedule of Revenue Bond Deht
For the Years Ended December 31, 2007 to 2020

Available Principal Principal Annual Outstanding
Year Tap Fees Additions Retirement Coupon Interest Total Balance
2007 4,500,000 4,500,000
2007 0 0 7.50% 168,750 168,750 4,500,000
2008 0 168,750 4,500,000
2008 897,600 560,000 7.50% 168,750 897,500 3,940,000
2008 3,625,000 147,750 7,565,000
2009 897,600 465,000 7.50% 283,688 896,438 7,100,000
2010 0 266,250 7,100,000
2010 897,600 365,000 7.50% 266,250 897,500 6,735,000
2011 3,685,000 252,563 10,420,000
2011 963,600 320,000 7.50% 390,750 963,313 10,100,000
2012 378,750 10,100,000
2012 1,320,000 565,000 7.50% 378,750 1,322,500 9,535,000
2013 357,563 9,535,000
2013 2,221,548 1,505,000 7.50% 357,563 2,220,125 8,030,000
2014 301,125 8,030,000
2014 2,221,548 1,620,000 7.50% 301,125 2,222,250 6,410,000
2015 240,375 6,410,000
2015 2,209,704 1,730,000 7.50% 240,375 2,210,750 4,680,000
2016 175,500 4,680,000
2016 1,122,000 770,000 7.50% 175,500 1,121,000 3,910,000
2017 146,625 3,910,000
2017 1,188,000 895,000 7.50% 146,625 1,188,250 3,015,000
2018 113,063 3,015,000
2018 1,188,000 960,000 7.50% 113,063 1,186,125 2,055,000
2019 77,063 2,055,000
2019 1,188,000 1,035,000 7.50% 77,063 1,189,125 1,020,000
2020 38,250 1,020,000
2020 1,227,600 1,020,000 7.50% 38,250 1,096,500 0
17,542,800 11,810,000 11,810,000 5,770,125 17,580,125

See Summary of Significant Assumptions and AccountingRilicmary Draft....Subject to Change 09/11/2006
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EXHIBIT C
Water System Cost Estimate




IMPLEMENTATION OF FACILITIES

Cost of Facilities:
potential costs of construction.

Summaries of the costs for each phase are tabulated on the following pages:

Table 3. Phase I/ II /III Project Costs

Cost Estimate for Phase I Central Water Facilities
Project: High Plains Ranch Metro District

Ttem
Item Total
Wells $675,335
Raw Water Pipeline $301,900
Treatment/Pumping 438,500
Storage Tank $580,000
Construction Total $1,995,735
10 % Construction Contingency $199,574
Design/Bidding Engineering $175,625
Well Engineering (Curt Wells) $9,000
Construction Engincering $43,906
PROJECT TOTAL ] 2,423,839,

Cost Estimate for Phase I Distribution Facilities

Project: High Plains Ranch Metro District

~Item
Item Total
Distribution $1,506,822
Construction Total $1,506,822
10 % Construction Contingency $150,682
Design/Bidding Engincering $33,150
Construction Engineering (2%) $33,813
PROJECT TOTAL 192
TOTAL Phase It $4,148,307

High Plains Ranch Metro District

‘Water Facilities Plan




Cost Estimate for Phase IT Central Water Facilities

Project: High Plains Ranch Metro District

Item

Item Total
Wells $616,035
Treatment/Pumping $105,000
Construction Total $721,035

10 % Construction Contingency $72,104
Design/Bidding Engineering $63,451

Well Engineering (Curt Wells) $9,000
Construction Engineering $15,863

PROJECT TOTAL

Cost Estimate for Phase II Distribution Facilities

Project: High Plains Ranch Metro District

Item
Item Total
Distribution $2,267,370
Construction Total $2,267,370
10 % Construction Contingency $226,737
Design/Bidding Engineering 549,882
Construction Engincering (2%) $50,880
PROJECT TOTAL $2,594,869.:

TOTAL Phase II:

$3,476,321

High Plains Ranch Metro District

‘Water Facilities Plan




Cost Estimate for Phase III Central Water Facilities
Project: High Plains Ranch Metro District

, Item

Item Total
Wells $601,835
Raw Water Pipeline $128,440
Construction Total $730,275

10 % Construction Contingency $73,028
Design/Bidding Engineering $64,264

Well Engineering (Curt Wells) $9,000
Construction Engineering $16,066

PROJECT TOTAL

Cost Estimate for Phase III Distribution Facilities
Project: High Plains Ranch Metro District

‘ Item
Item , Total
Distribution $2,309,298
Construction Total $2,309,298
10 % Construction Contingency $230,930
Design/Bidding Engineering $50,805
Construction Engineering (2%) $51,821
PROJECT TOTAL 2,642,85
TOTAL Phase II: $3,535,486
CENTRAL WATER SYSTEM TOTAL:| $11,160,114 ]

Table 4: Allocation of Phase I Costs to Phase II & 111

Allocation of Phase I Costs to Phase II & III Development
Project: High Plains Ranch Metro District

Prorated Pumping/Treatment Costs
Phase Il owes Phase| § 370,606

Prorated Tank Costs
Phase Il owes Phasel $ 355,595
Phase lll owes Phasel $ 284,843

Phase | - 10" Raw Water Line+Valves
Phase Il owes Phasel § 97,456
Phase Illl owes Phasel $ 97,456

Phase 1l - 10" Gravity Distr. Line + Valves
Phase lll owes Phase Il $ 174,714

High Plains Ranch Metro District Page9of 13 ‘Water Facilities Plan




Cost Estimate for Phase I Central Water Facilities
Project: High Plains Ranch Metro District

Wells
1 Arapahoe LF 1,106 $135.00 $149,310
2 Arap. Completion LS 1 $79,000.00 $79,000
3 Laramie Fox Hills LF 1,615 $135.00 $218,025
4 LFH Completion LS 1 $102,000.00 $102,000
5 Metering Vault LS 2 $31,500.00 $63,000
6 Site/Grading LS 2 $17,000.00 $34,000
7 Power LS 1 $30,000.00 $30,000
8 Unused LS 0 $0.00 $0
9 Unused LS 0 $0.00 $0
Subtotal 3675,335
Raw Water Pipeline
10 8 Inch PVC Water Line from existing wells LF 5,300 $24.00 $127,200
11 8 Inch Valves EA 2 $1,150.00 $2,300
12 8 inch piping from new A and LFH wells 200 $24.00 $4,800
13 10 Inch PVC Water Line LF 6,100 $26.00 $158,600
14 10 Inch Valves EA 4 $1,750.00 $7,000
15 Unused LF 1 $2,000.00 $2,000
Subtotal $301,900
Treatment/Pumping
16 Superstructure SF 650 $180.00 $117,000
17 Footer/Foundation LS 1 $35,000.00 $35,000
18 Sodium Hypochlorite LS 1 $9,500.00 $9,500
19 Yard Piping LS 1 $38,000.00 $38,000
20 Controls LS 1 $25,000.00 $25,000
21 Electrical LS 1 $65,000.00 $65,000
22 Direct feed VFD Booster System LS 1 $77,000.00 $77,000
23 Control Valves/Meters LS 1 $12,000.00 $12,000
24 Misc LS 1 $15,000.00 $15,000
25 Fencing LS 1 $15,000.00 $15,000
26 Power LS 1 $30,000.00 $30,000
27 Unused LS 0 $0.00 $0
Subtotal 3438,500
Storage Tank
28 650,000 Gal Tank LS 1 $550,000.00 $550,000
29 Foundation LS 1 $20,000.00 $20,000
30 Earthwork LS 1 $10,000.00 $10,000
31 Unused LS 0 $0.00 $0
Subtotal $580,000
Construction Total $1,995,735
10 % Construction Contingency $199,574
Design/Bidding Engineering $175,625
Well Engineering (Curt Wells) $9,000
Construction Engineering 343,906
PROJECT TOTAL I $2,423,839

Since the Engineer has no control over the cost of labor, materials or equipment, or over the Contractor's method of determining prices, or over
competitive bidding or market conditions, his opinions of probable construction cost provided for herein are made on the basis of his experience
and qualifications. These opinions represent his best judgement as a design professional familiar with the construction industry. However, the

Engineer cannot and does not guarantee that proposals, bids, or the construction cost will not vary from opinions of probable cost prepared by him.

JDS-Hydro Consultants, Inc




Cost Estimate for Phase I Distribution Facilities
Project: High Plains Ranch Metro District

Distribution
1 8 Inch PVC Water Lines LF 43,900 $24.00 $1,053,600
2 8Inch Valves EA 23 $1,150.00 $26,450
3 12 Inch PVC Water Lines EA 5,988 $37.00 $221,556
4 12 Inch Valves EA 13 $2,000.00 $26,000
5 1" Services EA 118 $500.00 $59,000
6 Fire Hydrants EA 28 $3,222.00 $90,216
7 Lowerings EA 5 $4,000.00 $20,000
8 Misc LS 1 $10,000.00 $10,000
9 Unused LS 0 $0.00 $0
10 Unused LS 0 $0.00 $0
11 Unused LS 0 $0.00 $0
Subtotal $1,506,822
Construction Total $1,506,822
10 % Construction Contingency $150,682
Design/Bidding Engineering $33,150
Construction Engineering (2%) $33,813
PROJECT TOTAL | $1,724,467

Since the Engineer has no control over the cost of labor, materials or equipment, or over the Contractor's method of determining prices, or over

competitive bidding or market conditions, his opinions of probable construction cost provided for herein are made on the basis of his experience

and qualifications. These opinions represent his best judgement as a design professional familiar with the construction industry. However, the

Engineer cannot and does not guarantee that proposals, bids, or the construction cost will not vary from opinions of probable cost prepared by him.

JDS-Hydro Consultants, Inc




Cost Estimate for Phase II Central Water Facilities
Project: High Plains Ranch Metro District

Wells

1 Arapahoe LF 1,066 $135.00 $143,910
2 Arap. Completion LS 1 $79,000.00 $79,000
3 Laramie Fox Hills LF 1,575 $135.00 $212,625
4 LFH Completion LS 1 $102,000.00 $102,000
5 Metering Vault LS 1 $31,500.00 $31,500
6 Site/Grading LS 1 $17,000.00 $17,000
7 Power LS 1 $30,000.00 $30,000

8 Unused LS 0 $0.00 $0

9 Unused LS 0 $0.00 $0
Subtotal $616,035

Pumping

10 Piping LS 1 $10,000.00 $10,000
1T Controls LS 1 $5,000.00 $25,000
12 Electrical LS 1 $25,000.00 $25,000
13 Direct feed VFD Booster System LS 1 $35,000.00 $35,000
14 Control Valves LS 1 $5,000.00 $5,000
15 Misc LS 1 $5,000.00 $5,000

16 Unused LS 0 $0.00 50
Subtotal $105,000
Construction Total $721,035
10 % Construction Contingency $72,104
Design/Bidding Engineering $63,451
Well Engineering (Curt Wells) $9,000
Construction Engineering $15,863
PROJECT TOTAL | $881,452

Since the Engineer has no control over the cost of Iabor, materials or equipment, or over the Contractor’s method of determining prices, or over

competitive bidding or market conditions, his opinions of probable construction cost provided for herein are made on the basis of his experience

and qualifications, These opinions represent his best judgement as a design professional familiar with the construction industry, However, the

Engineer cannot and does not guarantee that proposals, bids, or the construction cost will not vary from opinions of probable cost prepared by him.

JDS-Hydro Consultants, Inc




Cost Estimate for Phase II Distribution Facilities

Project: High Plains Ranch Metro District

Distribution
1 8 Inch PVC Water Lines LF 72,149 $24.00 $1,731,576
2 8 Inch Valves EA 35 $1,150.00 $40,250
3 10 Inch PVC Water Line LF 5,440 $26.00 $141,440
4 10 Inch Valves EA 4 $1,750.00 $7,000
5 1" Services EA 428 $500.00 $214,000
6 Fire Hydrants EA 32 $3,222.00 $103,104
7 Lowerings EA 5 $4,000.00 $20,000
8 Misc LS 1 $10,000.00 $10,000
9 Unused LS 0 $0.00 $0
10 Unused LS 0 $0.00 $0
11 Unused LS 0 $0.00 50
Subtotal $2,267,370
Construction Total $2,267,370
10 % Construction Contingency $226,737
Design/Bidding Engineering $49,882
Construction Engineering (2%) $50,880
PROJECT TOTAL $2,594,869

Since the Engincer has no control over the cost of labor, materials or equipment, or over the Contractor's method of determining prices, or over
competitive bidding or market conditions, his opinions of probable construction cost provided for herein are made on the basis of his experience
and qualifications. These opinions represent his best judgement as a design professional familiar with the construction industry. However, the

Engineer cannot and does not guarantee that proposals, bids, or the construction cost will not vary from opinions of probable cost prepared by him.

JDS-Hydro Consuitants, Inc




Cost Estimate for Phase III Central Water Facilities

Project: High Plains Ranch Metro District

Wells

1 Arapahoe LF 1,106 $135.00 $149,310
2 Arap. Completion LS 1 $79,000.00 $79,000
3 Laramie Fox Hills LF 1,615 $135.00 $218,025
4 LFH Completion LS 1 $102,000.00 $102,000
5 Metering Vault LS 1 $31,500.00 $31,500
6 Site/Grading LS 1 $17,000.00 $17,000

7 Power LS 1 $5,000.00 $5,000

8 Unused LS 0 $0.00 $0
9 Unused LS 0 $0.00 $0
i Subtotal $601,835
Raw Water Pipeline

10 8 Inch PVC Water Line LF 5,160 $24.00 $123,840

11 8Inch Valves EA 4 $1,150.00 $4,600
Subtotal $128,440
Construction Total $730,275

10 % Construction Contingency $73,028

Design/Bidding Engineering $64,264

Well Engineering (Curt Wells) $9,000

Construction Engineering $16,066
PROJECT TOTAL | $892,633

Since the Engineer has no control over the cost of labor, materials or equipment, or over the Contractor's method of determining prices, or over

competitive bidding or market conditions, his opinions of probable construction cost provided for herein are made on the basis of his experience

and qualifications. These opinions represent his best judgement as a design professional familiar with the construction industry. However, the

Engineer cannot and does not guarantee that proposals, bids, or the construction cost will not vary from opinions of probable cost prepared by him.

JDS-Hydro Consuitants, Inc




Cost Estimate for Phase III Distribution Facilities
Project: High Plains Ranch Metro District

Distribution
1 8 Inch PVC Water Lines LF 74,242 $24.00 $1,781,808
2 8 Inch Valves EA 50 $1,150.00 $57,500
3 1" Services EA 590 $500.00 $295,000
4 Fire Hydrants EA 45 $3,222.00 $144,990
5 Lowerings EA 5 $4,000.00 $20,000
6 Misc LS 1 $10,000.00 $10,000
7 Unused LS 0 $0.00 50
8 Unused LS 0 $0.00 50
9 Unused LS 0 $0.00 $0
Subtotal 32,309,298
Construction Total $2,309,298
10 % Construction Contingency $230,930
Design/Bidding Engineering $50,805
Construction Engineering (2%) $51,821
PROJECT TOTAL | $2,642,853

Since the Engineer has no control over the cost of labor, materials or equipment, or over the Contractor's method of determining prices, or over
competitive bidding or market conditions, his opinions of probable construction cost provided for herein are made on the basis of his experience

and qualifications. These opinions represent his best judgement as a design professional familiar with the construction industry, However, the

Engineer cannot and does not guarantee that proposals, bids, or the construction cost will not vary from opinions of probable cost prepared by him.

JDS-Hydro Consultants, Inc




Allocation of Phase I Costs to Phase II & III Development
Project: High Plains Ranch Metro District

Calculation Based on Appendix G Estimates on Previous Pages

Phase | Treatment/Pump $438,500
Phase Il Treatment/Pump $105,000
Total Treat/Pump $543,500

TOTAL Incl Conlt/soft costs  § 639,700

Prorated Pumping/Treatment Costs
Phase ! Allocation $ 67,894 11% based on percent of Max Day Use
Phase Il Allocation  § 571,805 89% based on percent of Max Day Use

Phase Il owes Phase || § 370,606 |Phase | paid minus Phase Il allocated

Phase | Tank $580,000
TOTAL Incl Cont/soft costs  $ 682,660
Prorated Tank Costs
Phase I Allocation $ 42,222 6% based on percent of Max Day Use
Phase Il Allocation $ 355,595 52% based on percent of Max Day Use
Phase Ill Allocation $ 284,843 42% based on percent of Max Day Use
Phase Il owes Phasel| $ 355,595
Phase lll owes Phase || $ 284,843
Phase 1 - 10" Raw Water Line+Valves $165,600
TOTAL Incl Cont/soft costs  $ 194,911
Prorated Line Costs
Phase Il Allocation $ 97,456 50%
Phase Il Allocation § 97,456 50%
Phase Il owes Phasel| § 97,456
Phase lll owes Phasel| $ 97,456
Phase Il - 10" Gravity Distr. Line + Valves $148,440
TOTAL Incl Conl/soft costs  § 174,714

Phase Ill owes Phase ll | $ 174,714

Since the Engineer has no control over the cost of lnbor, materials or equipment, or over the Contractor's method of determining prices, or over
competitive bidding or market conditions, his opinions of probable construction cost provided for herein are made on the basis of his experience
and qualifications. These opinions represent his best judgement as a design professional familiar with the construction industry. However, the
Engineer cannot and does not guarantee that proposals, bids, or the construction cost will not vary from opinions of probable cost prepared by him.

JDS-Hydro Consuitants, Inc
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EXHIBIT C-1

Major Non-Water Infrastructure Cost Estimate




High Plains Sketch Plan
Summary of Roadway and Drainage Costs

ROADWAY NAME TYPE LENGTH (FT) UNIT COST/LF TOTAL COST
Falcon Highway MINOR ART. 10400 $200.00 $2,080,000.00
Peyton Highway MINOR ART. 6400 $200.00 $1,280,000.00

" Murr Road Collector 10600 $120.00 $1,272,000.00
Jones Road MINOR ART. 1320 $290.00 $382,800.00
SUB -TOTAL ROADS $5,014,800.00
SIGNALIZATION 6 $180,000.00 $1,080,000.00
SUB-TOTAL SIGNALIZATION $1,080,000.00
TOTAL ROADWAYS AND SIGNALIZATION $6,094,800.00
20% CONT. AND ENGR $1,218,960.00
TOTAL $7,313,760.00
ROADWAY CROSSING STRUCTURE SIZE UNIT COST TOTAL COST
Falcon Highway 60-FOOT BRIDGE 3120 $175.00 $546,000.00
Murr Road 6'x10' cbc 90 $700.00 $63,000.00
Murr Road 6'x 20' cbc 90 $1,000.00 $90,000.00
SUB -TOTAL $699,000.00
20% CONT. AND ENGR $139,800.00
$838,800.00

TOTAL CROSSINGS

TOTAL ROADWAY AND DRAINAGE

$8,152,560.00




Sage Creek South Filing No. 2
Summary of Roadway and Drainage Costs

ROADWAY NAME TYPE LENGTH (FT) UNIT COSTILF TOTAL COST

Falcon Highway MINOR ART. 1200 $80.00 $96,000.00

Slocum Road COLLECTOR 7450 $120.00 $894,000.00

SUB -TOTAL ROADS $990,000.00

SIGNALIZATION 0 $180,000.00 $0.00

SUB-TOTAL SIGNALIZATION $0.00

TOTAL ROADWAYS AND SIGNALIZATION $990,000.00
20% CONT. AND ENGR $198,000.00

TOTAL

$1,188,000.00




Subdivider or Developer _Case/Hagedorn

Subdivision Name High Plains Ranch Metro District

ltem

Uhits Per Unit SubTotal
Major Public Improvements .
Gravity sewer 94,413 24 $2,265,912
Manholes 236 3,000 $708,098
Subtotal $2,974,010

8/3/2006




EXHIBIT D
Water System Operational Expense Projection




Projected Annual Operation and Maintenance Costs through 2038
Project: High Plains Ranch Metro District

< Used to set rates

Salary Billing Power Power Repairs Leased Annual

Year Cost /Admin Wells  Booster Site  Chemieal Rept Legal Insurance  Water oM

Cost
2008 s 24000 S 12000 § 14,520 § 4,250 § 5280 8 6000 § 18,000 § 6000 S 5573 S 95,623
2009 s 25200 8 12,600 S 29040 S 8501 § 10,560 $§ 6300 S 18,900 § 6300 S 11,480 § 128,881
2010 s 26460 S 13230 § 43,560 S 127151 § 15840 § 6615 § 19,845 § 6615 S 17,737 S 162,653
2011 H 27,783 8 13,802 S 58,080 § 17,002 S 21,120 8 6946 S 20837 S 6946 S 24359 S 196,964
2082 s 9,172 8 14,586 § 69,354 § 20302 S 25220 § 7293 § 21879 8§ 7293 § 29960 S 225,060
2013 s 30,631 § 15315 & 80,629 § 23,602 29320 § 7,658 8 2973 S 7658 S 35875 S 253,668
2014 s 33162 8§ 16081 § 91,903 § 26903 § 3419 8 8041 8 4,022 8 8,041 S 42,119 S 282,796
2015 S 33710 8 16,885 $ 103,177 § 30203 $ 37519 8 8443 $ 25328 8 8443 8 48,704 S 312,472
2016 $ 35459 8 17,729 § 114452 § 33503 8 41619 S 8865 S 26,594 § 8865 § 55647 S 342,733
2017 $ 37232 % 18,616 § 125726 § 36803 8 45119 $ 9,308 $ 27,924 § 9308 § 62962 S 373,598
2018 s 39003 S 19,547 § 137,000 § 40,104 S 49818 $ 9773 § 29320 S 9713 $ 70,667 $ 405,096
2019 S 41,048 S 20524 S 148275 8 43404 S 53918 § 10,262 § 30,786 % 10,262 § 78,777 § 437,256
2020 $ 43,101 $ 21,550 § 159,549 § 46,704 58018 § 10,775 8 2325 S 10775 § 87310 8 470,108
2021 s 45256 22,628 S§ 170,824 § 50,005 § 62,118 8 11,314 8 33942 8 34 8 96,284 § 503,682
2022 $ 47518 S 23,759 § 179,365 $ 52,505 § 65224 S 11,880 § 35639 S 1,880 § 99,172 § 526,941
2623 s 49,894 S 24947 S 188333 § 55,130 § 68485 $ 12474 8 37421 8 12474 S 102,147 § 551,304
2024 s 52389 § 26,194 S 197,750 § 57887 § 71,909 § 13,097 § 39,292 § 13,097 § 105212 § 516,827
2028 $ 55008 8 27,504 S 207,637 S 60,781 § 75,504 8 13,752 8 41,256 8 13,752 § 108,368 S 603,564
2026 s 51159 § 28879 § 218019 § 63,820 § 79,280 § 14440 8 43319 § 14,440 S 111,619 S 631,575
2027 s 60,647 S 30,323 § 228920 8 67,001 S 83244 8 15,162 8§ 45485 15,162 $ 114,968 S 660,921
2028 s 63,679 S ILB40 S 240,366 S 70,362 § B7406 § 15920 8 47,759 § 15920 § 118417 S 691,668
2029 N 66,863 S 33432 S 252,384 § 73,880 S 91,776 § 16,716 S 50,147 & 16,716 § 121,969 S 723,883
2030 $ 70,206 % 35103 § 265003 § 71,574 § 96,365 § 17,552 § 52,655 8 17,552 § 125,628 § 757,637
2031 s BT S 36858 S 278254 S 81452 8 104,183 § 18429 § 55287 8 18420 § 129397 S 793,007
2032 s 77402 S 38701 § 292,166 S 85,525 § 106,242 § 19351 § 58,052 8 19351 § 133279 S 830,069
2033 5 81273 § 40,636 S 306775 S 89,801 § 11,554 § 20318 8§ 60954 § 20318 § 1372717 S 868,907
2034 $ 85336 S 42,668 § 322,113 § 94291 § 17,132 8§ 21,334 8 64,002 S 21334 $ 141,396 § 909,607
2035 s 89,603 § 44,801 S 338219 § 99,006 § 122,980 § 2400 8 67,202 § 2240t § 145,638 8 952,259
2036 $ 94083 § 47,042 § 355130 § 103956 129,138 § 23,521 8 70,562 $ 23521 S 150,007 S 996,960
2037 S 98,787 8§ 49,394 § 372886 S$ 109,154 8§ 135595 § 24,697 8§ 74,090 § 24,697 8 154,507 § 1,043,807
2038 S 103,727 8§ 51,863 § 391,531 § 114,612 8 142,375 S 25932 8 77,795 § 25932 S 159,142 § 1,092,908

Since the Engincer has no control over the cost of labor, materials or or over the Cs ’s method of prices, or over

competitive bidding or market conditions, his opinions of probable construction cost provided for herein are made on the basis of his experience
and qualifications. These opinions represent his best judgement as a design professional familiar with the construction industry. However, the
that proposals, bids, or the

Engineer cannot and does not

Note 12

Absorption Assumptions

Water lcase rate based on:
LFH 2008 value of S201/AF-yr;—2/3 of water used is LFH

Arapnhoe 2008 value of SIS8/AF-yr)—1/3 of Water used is Arap

$1000 per AF is pold up front and distributed to Owner as taps come on-line

Lease Rate starts at 30 yenr—6%;3 Lease Rate increnses nt 3%/Year

2008
2008
2010
2011
2012
2013
2014
2015
2016
2017
2018
2018
2020
2021

Total

End of Year

Total Potential SFEs in Metro

Assumed
Absorption

8.5%
8.5%
8.5%
8.5%
6.6%
6.6%
6.6%
6.6%
6.6%
6.6%
6.6%
6.6%
6.6%
6.6%

100%

1402

SFEs
19
119
118
118

93
93
93
93
93
93
93
93
93
93

1402

Cum SFEs

118
238
358
477
569
662
754
847
939
1032
1124
1217
1308
1402

% Increase

0%
100%
50%
33%
18%
16%
14%
12%
1%
10%
9%
8%
8%
7%

Based on August 28th, 2006 Marketing Study Addendum

cost will not vary from opinions of probable cost prepared by him,

Full res+comm buildout assumed in 2021 for simplicity; although a small portion of rural res will cccur after 2021,




EXHIBIT E
Water Rates/Fees
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EXHIBIT F
Market Study




Peer into the future before it becomes the present

David Bamberger & Associates
5431 Majestic Dr.

Colorado Springs, CO 80919
719-522-0776 Fax 719-592-1126

4 davebamberger@aol.com
Applied Economics

MEMORANDUM

Date: August 28, 2006
To: High Plains Ranch Metropolitan District Project Team
From: Dave Bamberger

Subject: High Plains Ranch Market Study Addendum — Updated rural density residential

unit projections to include additional 118 lots in Sagecreek South Filing 2

Revised Projections Summary

The June 8, 2006 High Plains Ranch Market Study included 175 rural density lots in the
proposed High Plains Ranch development. Sagecreek South Filing 2 with a total of 353
acres and 118 lots is planned to be added to the Metro District.

This memo presents documentation of the revisions to the rural density residential unit
absorption projections for the proposed High Plains Ranch Metropolitan District to now
include the 118 rural density lots in Sagecreek South Filing 2.

The projections of urban density absorption and commercial building square footage
remain unchanged as presented in the market study dated June 8, 2006.

REVISED Normal Case Projected Build-out
Residential Units and Commercial Square Feet
High Plains Ranch Metropolitan District

REVISED
Urban Rural
Density Density
Residential Residential Commercial
Year Units Units Square Feet
2007-2011 250 70 11,700
2012-2016 290 70 5,600
2017-2021 280 80 5,100
Total 820 220 22,400




REVISED Worst Case Projected Build-out
Residential Units and Commercial Square Feet
High Plains Ranch Metropolitan District

REVISED
Urban Rural
Density Density
Residential Residential Commercial
Year Units Units Square Feet
2007-2011 60 16 2,900
2012-2016 70 18 1,400
2017-2021 70 20 1,300
Total 260 54 5,600
Detailed Revised Calculations
Market Fair Share - Adding the 118 High Plains Ranch Rural Density Market Share
lots in Sagecreek South Filing 2 to
the 175 rural lots included in the [High Plains Ranch Lot Supply 293
High Plains Ranch Market study E)tal Lot' Supply in CMA (less Powers Corridor) 2,0(23
(June 8, 2006) brings the rural lot Léi';t:ifnsrf;:;hcﬁfci?Z;ed Price 12?!)2
supply for the proposed High Plains  [Final Adjusted Fair Share 16.3%
Ranch Metro District up to a total |source: David Bamberger & Associates.
of 293 lots. This increases the [File:High Piains / High Plains Rural Share

project’s market fair share to 16.3%.

Revised Rural Density Build-out Projections - Presented in the table below.

Residential Absorption Projections, Rural Densities, High Plains Ranch, 2007-2021
Normal Case
High Plains
High Plains Ranch High Plains
CMA High Plains Ranch Projected | Ranch Projected
Projected |Ranch Share of| Projected Total{ Cumulative Annual # of
Years Total Units | CMA Market | Units Absorbed| Units Absorbed| Units Absorbed
2001-2005 325
2007-2011 400 16.3% 70 70 14
2012-2016 450 16.3% 70 140 14
2017-2021 500 16.3% 80 220 16
Worst Case
2007-2011 200 8.2% 16 16 3
2012-2016 225 8.2% 18 34 4
2017-2021 250 8.2% 20 54 4

Source: David Bamberger & Associates
File: High Plains Ranch/ High Plains Ranch Rural Projections




Warket Research

Residential and Commercial
Build-out Projections

High Plains Ranch
El Paso County, Colorado

Prepared by
David Bamberger & Associates

Prepared for
High Plains Ranch Metropolitan District
June 9, 2006

[Final Report

© David Bamberger & Associates, June 2006

GENERAL LIMITING CONDITIONS

This report contains information believed to be reliable. No responsibility, however, is assumed for inaccuracies in
reporting by any source. Market conditions can change very rapidly. The data and conclusions contained in this report
are valid for a short period of time following their publication. Caution should be used in relying on any information
contained herein to make important decisions without verifying current market conditions. The forecasts contained in this
report represent a reasonable estimate of likely future activity. They are, however, subject to a variety of uncertainties.
Consequently, anyone using them should realize their limitations and perform their own independent analysis of the
assumptions contained herein. None of the material contained in this report may be used in any type of prospectus for
any type of securities offering without prior written authorization.
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EXECUTIVE SUMMARY

This section of our report provides a brief summary of our findings
and conclusions. Detailed discussion of our research and findings is
presented in subsequent sections of this report.

High Plains Ranch is a 1,500 acre planned development containing a
mix of residential, commercial, equestrian, church, school and open
space uses. The project is located southeast and southwest of the
intersection of Falcon Highway and Murr Road, about 6 miles east of
Falcon, in rural El Paso County. |

The residential portion of the development will consist of a total of
420 one half acre lots, 400 one acre lots, and 175 two and one half
acre lots, for a total of 995 residential lots. A total of 15 acres of
shopping and 7 acres of business park are also planned, along with
lots for a church, an equestrian center, schools, parks and open
space and right of ways.

High Plains Ranch will compete with a number of developments in
the Falcon area, as well as the Banning-Lewis Ranch and other de-
velopments in eastern El Paso County. The potential supply of urban
density lots totals over 50,000, while the known potential supply of ru-
ral lots totals over 2,400. The Banning-Lewis Ranch, which is ex-
pected to come on line in late 2006, makes up about 75% of the ur-
ban supply in the Competitive Market Area.

Our research shows that the affordable market, with single family
homes priced from $150,000 to $200,000, is in relative short supply
and would provide High Plains Ranch a viable market opportunity.
The only projects in the Competitive Market Area (Zips 80831, 80922
and 80915) that can deliver urban product in the affordable range are
located in the area just north of Platte Avenue, Constitution Heights
and Claremont Ranch. Santa Fe Springs may also provide product in
this price range. In addition, there is also demand for higher priced
residential product in the Competitive Market Area.

The area in the vicinity of the intersection of Highway 24, Woodmen

Road and Meridian Road, about 5 miles west northwest of High
Plains Ranch, has emerged as a major commercial hub. Commercial

-4 -




development currently consists of about 200,000 square feet of
space. In addition, Wal-Mart is planning to build a 200,000 super-
center in the area. Opening is scheduled for late 2006 or early 2007.

Our research indicates that there will be an opportunity for a small
shopping center at High Plains Ranch over the next 15 years. The
center would serve the convenience needs of the residents of High
Plains Ranch and the surrounding area.

We do find that there is a potential for significant residential absorp-
tion over the next 10 to 15 years. Our projections for High Plains
Ranch residential and commercial development under normal case
assumptions are as follows:

Normal Case Projected Build-out
Residential Units and Commercial Square Feet
High Plains Ranch

Urban Rural
Density Density

Residential Residential Commercial

Year Units Units Square Feet
2007-2011 250 40 11,700
2012-2016 290 50 5,600
2017-2021 280 50 5,100
Total 820 140 22,400

With a total number of urban density lots of 820, full build-out of this
supply is anticipated to occur around 2021. The 175 rural density lots
are not expected to achieve full build-out until after 2021.

Homes prices in High Plains Ranch are anticipated to be mostly in
the high $100’'s and low $200’s for the .5 acre lots, $250,000 to
$300,000 on the 1.0 acre lots, and $300,000 plus for the 2.5 acre lots.
The average value of commercial construction is projected to be $150
per square foot including land (2006 dollars).

Projections of High Plains Ranch residential and commercial build-out
under worst case assumptions are as follows:




Worst Case Projected Build-out
Residential Units and Commercial Square Feet
High Plains Ranch

Urban Rural
Density Density

Residential Residential Commercial

Year Units Units Square Feet
2007-2011 60 I 2,900
2012-2016 70 12 1,400
2017-2021 70 13 1,300
Total 180 36 5,600

The worst case is based on the assumptions of (1) a 50% drop from
the normal case in countywide total residential and commercial space
construction, (2) a 50% drop in High Plains Ranch’ capture of Com-
petitive Market Area construction, and (3) a reduction in the potential
capture of High Plains resident retail purchases.




INTRODUCTION
Purpose

This report presents build-out projections for the planned High Plains
Ranch development. Projections were prepared for residential and
commercial build-out. The report is designed to support the applica-
tion for the creation of a Metropolitan District. The projections cover
the 15-year period 2007 - 2021.

Description of High Plains Ranch

High Plains Ranch is a planned development containing a mix of
residential, commercial and open space uses on about 1,500 acres.
The project is located southeast and southwest of the intersection of
Falcon Highway and Murr Road, about 6 miles east of Falcon, in rural
El Paso County
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The sketch plan provides for 995 residential units and 22 acres of
commercial use. The planned residential land uses are shown be-
low.




Proposed Land Use
High Plains Ranch

Approximate
Land Use Category - New Units Acreage
Residential Rural - 2.5 acre 175 440
Residential Urban Low - 1.0 acre 400 458
Residential Urban Medium - .5 acre 420 217
Business Park 7
Shopping Center 15
Church 69
Equestrian Center 36
Floodplain/Open Space/Preservation 137
Schools 10
R.O.W. 103
Total 995 1,500

Source: High Plains Ranch Developer

High Plains Ranch is located in unincorporated El Paso County. The
majority of the project lies within the Falcon School District 49. The
eastern most 320 acres is located in the Ellicott School District 23.

Water and sewer service will be provided by the High Plains Metro-
politan District. Electric service will be provided by Mountain View
Electric. Gas service will be provided by Aquila.

Primary access to the High Plains Ranch project will be from Falcon
Highway (East and West), and Murr Road (north-south). Major ac-
cess to the Colorado Springs urban area is provided by Woodmen
Road to the northwest and Highway 24 to the south west. For this
study, it is assumed that some improvements will be made to Falcon
Highway.

Most of High Plains Ranch is bounded on the north by Falcon High-
way and on the remaining three sides by scattered rural subdivisions
with lot sizes of 2.5 acres, or more, and agricultural land.

An equestrian center and church site will be located on the north side
of Falcon Highway. Approximately % mile north of the development
begins the planned Santa Fe Springs Development.




The topography is gently rolling, with an intermittent stream drainage
feature running diagonally from northwest to southeast through the
property. The drainage is planned to remain as open space.

High Plains Ranch is located in a rural setting, but still provides rela-
tively good access to schools, urban services, shopping and em-
ployment centers. Distances from the project to selected destinations
are as follows:

« 7 miles from a Safeway supermarket and the Falcon Town Center
shopping center

« 7 miles from a proposed (open in 2007) Wal-Mart supercenter to be
located in Falcon Highland shopping center

« 13 miles from the First and Main Town Center shopping center
« 23 miles from downtown Colorado Springs

+ 11 miles from Schriever Air Force Base

+ 13 miles from Peterson Air Force Base

« 16 miles from Chapel Hills regional mall

« 22 miles from the Colorado Springs Municipal Airport

« 6 miles to Falcon High School,

« 4 miles to Falcon Middle School

« 3 miles to Falcon Elementary school

A more detailed location map is shown on the next page.
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Development Targets

The High Plains Ranch sketch plan is designed to target three broad
markets.

(1) The detached rural residential market - Product targeting the
needs of consumers that want adequate acreage to experience a non
crowded lifestyle. Many of them may want horses, to use their land
for outdoor vehicle or camper storage, or for other non urban land
uses. High Plains Ranch will provide 175 2.5 acre lots.

(2) The detached semi-urban residential market - This product targets
those that want a blend of the space provided by a rural lifestyle, with
the advantages of being close to urban amenities. This segment
seeks a balance between cost and space. High Plains Ranch will
provide 400 one acre lots and 420 half acre lots.

(3) The commercial market - Developers of High Plains Ranch also
plan to provide 22 acres for a range of commercial and shopping

-10 -




uses to meet the needs of the residents of High Plains Ranch and the
surrounding area.

Construction of development infrastructure such as roads and utility
lines is planned to take place during 2007. Residential lot develop-
ment and new home construction is planned to start towards the sec-
ond half of 2007.

Key Assumptions

The following are a set of key assumptions behind the High Plains
Ranch build-out projections presented in this report. It is assumed
that all of the elements necessary to support rural density develop-
ment will be put in place in the High Plains Ranch development in the
future.

1. Water, sewer, electric and natural gas service is available to
support the planned density development during the full duration
of build-out.

2. Adequate water resources are available to serve the develop-
ment over the long term.

3. At least two high volume production homebuilders build and sell
homes in the development.

4. Homebuilders offer at least two product types designed to reach
the needs of a wide range of buyers.

5. Product offered in the project will include some affordable single
family homes priced from $150,000 to $200,000 (2006 $)

6. Builders use high saturation mass media to market their product.
7. Land development is financially feasible.

8. The developer delivers superpads or finished lots to builders in a
timely manner.

9. Lots and superpads in the development are priced such that
some entry-level and first-time move-up homes can be built and
sold for prices that are competitive with other residential projects.

10. Residential and commercial property taxes and utility rates are
competitive with other areas in El Paso County.

-11 -




11.

12.

13.

14.

Adequate school facilities including elementary, middle and high
schools are available in the area.

School crowding does not become a problem that hampers mar-
keting of new homes in the development.

Adequate job opportunities continue to be available within a nor-
mal commuting distance from the development.

Planning, entittement and building permit approvals are given in
a timely manner so as not to interrupt or slow build-out.

-12 -




FINDINGS

Residential Construction Trends

Residential construction in the Colorado Springs metro area (El Paso
County) over the long term has been very strong, but cyclical. Since
1960, 191,359 new homes have been built in the metro area. Peaks
in annual production have reached over 10,600 units and the troughs
have fallen to fewer than 900 units.

Residential Construction
Colorado Springs Metro Area, 1960-2005
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There is strong evidence to suggest that a big drop in housing pro-
duction will not occur in the current cycle for two reasons:

1. Apartment construction has remained close to demand-driven lev-
els and is not overbuilt as in past cycles. Current apartment occu-
pancy is about 92% and there was almost zero apartment construc-
tion in 2004 and 2005 and little, if any, expected next year. It is esti-
mated that there is about one-year's worth of excess apartment units
at current absorption rates

2. The new for-sale market is also demand-driven at the present time,
with less than 500 spec units finished, or under construction, repre-
senting about one month's supply which is significantly less than the
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5-6 months construction lead time. Thus, about 80% of the units cur-
rently under construction are already under contract.

New Home Construction Trends in the CMA

New housing construction in the Colorado Springs metro area has
averaged 6,386 units per year since 1999. The peak year was 2001,
with over 7,100 new units. Since the peak, new home construction
has remained relatively high, in spite of the recent recession. New
home construction totaled 6,754 units in 2005.

The Competitive Market Area (CMA) for this study includes the Pow-
ers Corridor (zip 80922), the Marksheffel Corridor (zip 80915) and
Falcon area (zip 80831). Some minor additional competition will
come from existing developments east of High Plains Ranch (zip
80808)

The CMA has seen a significant amount of new home construction
over the past 15 years. Over 19,200 units have been built in the
CMA since 1990. Over the past three years the CMA has captured
between 37% to 41% of the market for new homes.

New Housing Permits (Units) and Share of Total Market
Colorado Springs Metro Area and Competitive Market Area, 1990 - 2005

Competitive Market Area Competitive
Marksheffel Powers Competitive Colorado Market Area
Falcon Area Corridor Corridor Market Area | Springs Metro|  Percent
Year 80831 80915 80922 Total Area Total Share
1990 18 21 0 39 1,049 3.7%
1991 11 27 0 38 1,232 3.1%
1992 78 27 7 112 2,855 3.9%
1993 127 4 352 483 3,710 13.0%
1994 241 22 501 764 3,655 20.9%
1995 267 23 459 749 4,758 15.7%
1996 229 21 483 733 5,326 13.8%
1997 198 68 512 778 4,807 16.2%
1998 277 93 613 983 5,214 18.9%
1999 279 68 856 1,203 5,941 20.2%
2000 390 220 1,045 1,655 6,286 26.3%
2001 519 504 1,103 2,126 7,111 29.9%
2002 430 243 1,699 2,372 6,813 34.8%
2003 556 166 1,472 2,194 5,302 41.4%
2004 588 247 1,681 2,516 6,476 38.9%
2005 887 314 1,261 2,462 6,754 36.5%
Total 5,095 2,068 12,044 19,207 77,289 24.9%

Source: David Bamberger & Associates. Raw data from Regional Building Department
Note; Data includes single and multi-family units
File: High Plains Ranch / CMA Permit History
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Active Builder Projects in the CMA

Falcon Area Active Projects - Our research found four developments
with active production building currently underway: Falcon Hills, Me-
ridian Ranch, Falcon Highland (Gables) and Woodmen Hills. There
are 13 builders active in these projects. New home sales in the area
totaled 887 in 2005. Prices average $256,000 for a 2,060 square foot
home. Typical lot sizes range from 7,000 square feet to about 20,000
square feet. All active projects are single family detached. These
developments will compete with High Plains Ranch primarily for the
planned 0.5 acre lots.

Additionally, Santa Fe Springs will likely begin development in 2007,
and will start developing some 5,370 new residential lots.

Powers Corridor Active Projects - Our research found six develop-
ments with active production building currently underway: Indigo
Ranch, Stetson Hills, Pronghorn, Ridgeview, Dublin and Springs
Ranch. There are 14 builders active in these projects. New home
sales in the corridor totaled 1,261 in 2005. Prices average $216,000
for a 1,750 square foot home. Single family lot sizes range from 5,500
square feet to 9,500 square feet. Of the total 25 active builder pro-
jects, four are condo or townhome product and 21 are single family
detached product. These developments will also compete with High
Plains Ranch primarily for the planned .5 acre lots.

Marksheffel Corridor Active Projects - Our research found one devel-
opment with active production building currently underway: Claremont
Ranch. There are four builders active in this project. New home sales
totaled 314 in 2005. Prices average $188,860 for a 1,630 square foot
home. Single family lot sizes range from 5,300 square feet to over
6,000 square feet. Of the total four active builder projects, one is
townhome product and three are single family detached product.

More detailed data on active builder projects in the CMA is presented
in the Attachment on page 30.
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Residential Build-out Capacity in the CMA

There are a number of active and planned developments in the Com-
petitive Market Area offering urban density lots. These developments
will provide the capacity for about 52,000 additional housing units at
full build-out.

Estimated Remaining Urban Lot Build-out Capacity
Falcon, Marksheffel and Powers Areas

Units Remaining to
Zip Project Build Out
80915]|Claremont Ranch 500
80915 Constitution Heights 700
80915|Banning Lewis Ranch Village 1 & 2 38,000}
Total 39,200
80831|Falcon Highland 650
80831|Falcon Hills / Paintbrush Hills 800
80831|Falcon Vista 90
80831|Meridian Ranch 2,770
80831|Santa Fe Springs 5,370
80831} Woodmen Hills 600
80831|High Plains Ranch 820
Total 11,100
80922]|Indigo Ranch 100
809221 Pronghorn Meadows 50
80922 |Ridgeview 900
80922|Springs Ranch 300
80022| Stetson Hills ‘ 100
80922 Stetson Ridge South 100
Total 1,650
Grand Total | 51,850
Total Less Powers Corridor 50,300

Source; David Bamberger & Associates estimates.
File: High Plains Ranch / CMA Lot Supply

The largest development projects and the number of units remaining
to build out are the Banning-Lewis Ranch Villages 1 and 2 (38,000
units), Santa Fe Springs (5,370 units), Meridian Ranch (2,770 units),
Powers corridor projects (1,550 units), High Plains Ranch (820 units),
Woodmen Hills (600 units), and Falcon Hills / Paintbrush Hills (800
units). All of these projects provide for housing at urban densities.

The Falcon area also has a large number of development projects of-
fering large 2.5 to 35 acre lots. New home construction on rural den-
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sity lots has ranged between 45 and 95 units per year over the past
four years.

Projects in the CMA offering rural density lots include the Trails, Me-
ridian Ranch, Eastbrook, Elkhorn Estates, Santa Fe Springs and sev-
eral others. There are about 2,000 lots remaining to build out .in
these rural subdivisions.

Estimated Remaining Rural Lot Build-out Capacity
Falcon, Marksheffel and Powers Areas

Units Remaining
Zip ‘ ‘ Project to Build Out

80106{Elkhorn Estates 194
80106} Antlers Ridge 59
80106|Latigo Trails 550
Total : 803
80831|Falcon Highland 62
80831|Meridian Ranch 408
80831|Santa Fe Springs 78
808311Eastbrook ‘ 377
80831|High Plains Ranch 175
80831]All Other (Heritage, Lucky Acres, Sunnyslope) 100
Total 1,200
80808|All Other (Denmark, Antelope Park) 20
80930|All Other (Toy Ranches, Engleby Moors, Rolling Hills) 20
80908]All Other (Raygor, Indian Wells, Stapleton) 20
[Grand Total | - | 2,063|

Source: David Bamberger & Associates estimates.
File: High Plains Ranch / CMA Rural Lot Supply

Competitive Position of High Plains Ranch

New home construction, especially the 0.5 and 1.0 acre lots, in High
Plains Ranch will have to compete head-to-head with several major
developments in the Competitive Market Area. Our research indi-
cates that competition will include Santa Fe Springs, Meridian Ranch,
Woodmen Hills, Falcon Highlands, Paint Brush / Falcon Hills and Fal-
con Vista, the Banning-Lewis Ranch and Constitution Heights and
Claremont Ranch.
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The Powers corridor will be very close to 100% built out in 2007,
Woodmen Hills will be built out in 2007. This will leave close to 2,500
units per year to be absorbed by accelerated sales in existing pro-
jects or by new projects.

Our research indicates that the Banning-Lewis Ranch will emerge
over the next 18 to 24 months as a major competitor to other devel-
opments in the CMA. Discussions with the developer indicate they
are moving forward. Platting of the first phase of development is
complete. Phase one dirt work is underway and the developer is cur-
rently in discussions with five major builders. This study assumes
that 3,000 lots will be made available in the next five years, followed
by 10,000 lots in each of the next 2 five year periods.

Only one major public approval stands in the way of moving the Ban-
ning-Lewis Ranch project forward — finalizing the agreement with
Colorado Springs Utilities for financing and phasing of the necessary
wastewater facilities needed to serve the project. Banning-Lewis re-
ports that those agreements are expected to be finalized in the next
several months.

The Banning-Lewis Ranch developer indicates that new home con-
struction will start in the fall of 2006. Prices of homes will range from
about $200,000 to $400,000 in the initial phases of development.
Specific builders will be plugged into specific price points and product
type. Lot prices are expected to approximate about 20% to 21% of
final home sales price.

Banning-Lewis Ranch plans call for about 200 homes to be con-
structed in 2006, 800 homes in 2007 and 1,400 homes in 2008. After
2008 the number of homes constructed is expected to exceed 2,000
per year. The average lot sizes will range from 5,000 to 6,000 square
feet, significantly smaller than the 21,000 square foot size of High
Plains’ smallest lots.

With five major national builders in place, a strong location and Colo-
rado Springs city services and utilities, the Banning-Lewis Ranch will
be in a strong competitive position to deliver new single family homes
at and above the $200,000 price point. The Banning-Lewis Ranch is
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likely to dominate the housing market on the east side of Colorado
Springs in the future as did the Powers corridor in the past 10 years.

With few active development projects in the Colorado Springs metro
area able to deliver new homes priced from $150,000 to $200,000
and a significant amount of untapped demand, it is suggested that the
High Plains Ranch project target the affordable housing market with
some single family homes priced from $150,000 to the low
$200,000s.

We estimate that there are about 31,000 households in the Colorado
Springs metro area with incomes ranging from about $45,000 to
$60,000 that would qualify to purchase homes in the $150,000 to
$200,000 price range. About one-third of these households are rent-
ers and two-thirds are owners, and 30% to 40% of home buyers have
a preference for a new home. More detail is presented in the At-
tachment on page 29.

Residential Construction Projections for the Metro Area

In the 1970s and 1980s the Colorado Springs housing market experi-
enced massive cyclical swings in the level of construction activity.
Peak to trough variation ranged from an annual figure of about 900 to
over 10,000 units.

The level of construction of new single family homes is expected to
be much more stable in future years. In the recent past the real estate
markets in Colorado Springs appear to not be as prone to overbuild-
ing as they were in the 1970s and 1980s.

Residential construction has been strong over the past five years, to-
taling almost 32,500 units. Much of the recent strength can be attrib-
uted to exceptionally low borrowing rates. While rates are expected
to rise, local job growth should fuel continued strong demand for
housing in Colorado Springs. For example, expansion at Fort Carson
over the next several years will be a significant factor boosting hous-
ing demand.
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Projected Total Residential Construction

Colorado Springs Metro Area, 2007-2021

Annual % Change

Units
32,960
34,280
35,600

Years
2007 - 2011

0.5%
0.6%

2012 - 2016
2017 - 2021

Residential Construction (Five-Year Moving Totals)

[t R AT I T P e %

R E R | e T [ A e

REIE - B e e I B
=k Qe TR A dU e S e e b | S S H S e

[ S G [V o G A B s e [ S DV [ 51
Tl . T I T
BRSFEIRRY . - YA R Tl R e e I
PR ggé%
ESSTRER %géﬁ. 5%

Fonal St e

Colorado Springs Metro Area, 1964-2026

40,000
35,000
30,000
25,000
20,000
15,000

5,000

ect

Residential Construction Proj

ions for the CMA

Projects in the CMA are expected to remain in a strong market posi-

s share of

the metro area new home market will likely drop some from about

the CMA’
40% to about 30% as a result of the Powers corridor building out.

H

tion in the future. Over the next several years

After a few years of losing share, the CMA will likely see an increase.
As the massive Banning-Lewis Ranch project gains traction in the

ket share and will likely return to or exceed the 40% it enjoyed over
the past several years. The market share used for this study ranges

Colorado Springs market place, the CMA will begin to increase mar-
from 40% to 42.5% over the next ten years.
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Projected Total Residential Construction
Competitive Market Area, 2007 - 2021

Years Units
2007-2011 12,800
2012-2016 14,330
2017-2021 15,070

High Plains Ranch Residential Build-out Projections

Our projections of High Plains Ranch residential build-out are based
on two sources of demand:

(1) Competitive capture - Capturin'g demand based on the project’s
competitive position in the CMA.

(2) Affordable product - Reaching into an untapped market by provid-
ing new home product at a lower price level than most of the competi-
tion.

Planned lot supply in High Plains Ranch makes up 5.4% of total ur-
ban density planned lots in the CMA (excluding Banning-Lewis Ranch
lots not planned until after 2011). Assuming High Plains Ranch is
equally competitive with all other developments in the CMA it should
expect to absorb 5.4% of new home construction, i.e. its “fair share”.

However, development projects are not equally competitive, so an
adjustment to fair-share is necessary. The adjustment is based on an
assessment of several unquantifiable factors including, proximity to
the urban area, existing market and sales momentum, project ameni-
ties, target pricing, cost per acre, surrounding home types and val-
ues, access to urban services, schools and developer track record.

Adjusting High Plains Ranch fair share for the intangible factors men-
tioned above yields a 2.0% share. We expect High Plains “fair share”
to remain the same over the full period of absorption .

The chart on the following page illustrates the “fair share” calcula-
tions.
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High Plains Ranch Market Share of Urban Density Lots
2007-2011 | 2012-2016 ] 2017-2021
High Plains Ranch Lot Supply 820 820 820
Total Lot Supply in CMA* (less Powers Corridor) 15,300 18,908 28,241
High Plains Ranch Fair Share 5.4% 4.3% 2.9%
Adjustment (adjusted down for_more remote location) -3.4% -2.3% -0.9%
Adjusted Fair Share 2.0% 2.0% 2.0%

* Adjusted for Banning Lewis Ranch Phasing
Source: David Bamberger & Associates. File: High Plains / High Plains Urban Share

Urban Density Buildout Projections
Given the estimated size of market in the CMA and the adjusted fair

share, High Plains Ranch urban residential build-out is projected as
follows:

Normal Case - High Plains Ranch
Projected Urban Density
Residential Build-out

Years Units
2007-2011 250
2012-2016 290
2017-2021 280

Total 820

Full absorption urban density lots is expected around 2021.

We have prepared estimates of a worst-case build-out scenario. The
worst case is based on the assumption that countywide single family
production would drop by 50% and High Plains Ranch’s market share
would drop by 50% from the normal case projections.

Worst Case - High Plains Ranch

Projected Urban Density
Residential Build-out

Years Units
2007-2011 60
2012-2016 70
2017-2021 70

Total 180

Detailed calculations are presented below:
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Residential Absorption Projections, Hi h Plains Ranch, 2007-2021

EINGrimaliCase s aig
Plains
Less High Ranch
Units CMA High High Plains | Projected
Ei Paso Built at | Projected| Plains Plains Ranch | Average
County CMA Rural Total Ranch Ranch | Projected| Annual
Projected Proj. |Densities| Units at | Share of | Projected | Cumm. | Rate of

Total CMA Total in the Urban CMA |Total Units] Units Units
Years Units | Share %} Units CMA | Densities| Market | Absorbed | Absorbed | Absorbed
2001-2005] 32,456 36.0%| 11,670 '
2007-2011] 32,960 40.0%] 13,184} 400 12,784 2.0% 250 250 50
2012-2016] 34,280 42.5%| 14,569] 450 14,119 2.0% 290 540 58
2017-2021] 35,600 500 14,630 2.0% 280 820 56

2007-2011] 16,480 | 40.0%| 6,592| 200 6,392
2012-2016] 17,140 | 42.6%|  7,285] 225 7,060
2017-2021] 17,800 | 42.5%| 7,565] 250 7,315

Source:; David Bamberger & Associates
File: High Plains Ranch/ High Plains Ranch Projections

Rural Density Buildout Projections

Planned rural density (2.5 acre) lot supply in High Plains Ranch
makes up 8.5% of total rural density planned lots in the CMA. As with
the rural density market, an adjustment to fair-share is necessary.
The adjustment is based on an assessment of similar unquantifiable
factors used for the urban density lots.

Adjusting High Plains Ranch fair share for the factors mentioned
above, the adjusted fair share is anticipated to be approximately
10.6%, based on offering an affordably priced product and a better
price/value relationship.

Given the estimated size of market in the CMA and the adjusted fair
share, High Plains Ranch rural residential build-out is as follows:

Normal Case - High Plains Ranch
Projected Rural Density
Residential Build-out

Years Units
2007-2011 40
2012-2016 50
2017-2021 50

Total 140
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The worst case is based on the assumption that countywide single
family production would drop by 50% and High Plains Ranch’s market
share would drop by 50% from the normal case projections.

Worst Case - High Plains Ranch
Projected Rural Density
Residential Build-out

Years Units
2007-2011 11
2012-2016 12
2017-2021 13

Total 36

Detailed calculations are presented below:

-2021

Residential Absorption Projections, Rural Densities, High Plains Ranch, 2007

{Normal
High Plains
High Plains Ranch High Plains
High Plains Ranch Projected Ranch
CMA Ranch Share | Projected Cumulative Projected

Projected of CMA Total Units Units Annual # of

Years Total Units Market Absorbed Absorbed | Units Absorbed
2001-2005 325

2007-2011 400 10.6% 40 40 8
2012-2016 450 10.6%! 50 90 10
2017-2021 500 50 140 10
2007-2011 200 5.3% 11 11 2
2012-2016 225 5.3% 12 23 2
2017-2021 250 5.3% 13 36 3

Source: David Bamberger & Associates
File: High Plains Ranch/ High Plains Ranch Rural Projections

High Plains Ranch Commercial Build-out Projections

The primary hub for commercial development in the Falcon area is in
the vicinity of Highway 24 and Woodmen Road. Over the past eight
years about 200,000 square feet of commercial space has been built
there. Major anchors include a Safeway supermarket (56,000 square
feet) built in 1999 in the Woodmen Hills Town Center and a Wal-
greens Drug (14,700 square feet) was built in 2004. County com-
missioners approved plans in December 2005 for a 200,000 square
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foot Wal-Mart supercenter in the Falcon Highlands Market Center,
which is planned to come on line in late 2006 or early 2007.

Our research indicates that the Falcon area is currently well served
by commercial and shopping center uses. Thus, our projections fo-
cus on the convenience needs of the residents of the High Plains
Ranch project and the surrounding area.

The projections of commercial absorption are based on build-out of
residential units in the High Plains Ranch project, but include about
400 existing households living in the area. We assume that each
home will contain 3.0 people and each person will support a total of
36 square feet of commercial space, of which 24 square feet is for re-
tail uses. The projections show an expected total of 22,400 square
feet of commercial space absorbed by 2021. This is the size of a
small neighborhood shopping center anchored with a convenience
store, gas station and a half dozen other smaller sized retail busi-
nesses.

Normal Case - Projected Build-out of Commercial Space
High Plains Ranch

Years Square Feet
2007-2011 11,700
2012-2016 5,600
2017-2021 5,100

Total 22,400

We have also prepared a worst-case projection for commercial build-
out. It is based on the same assumptions used for the worst case
residential build-out projection of a 50% drop in new home construc-
tion in High Plains and a 50% drop in High Plains Ranch market cap-
ture.

Worst Case - Projected Build-out of Commercial Space
High Plains Ranch

Years Square Feet
2007-2011 2,900
2012-2016 1,400
2017-2021 1,300

Total 5,600
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Detailed calculations are presented below.

High Plains Ranch, 2007-2021

Commercial Space Absorption Projections

2007 2012 2017
to to to

2011 2016 2021
Total Households, New and 420 Existing 720 1,070 1,380
Population per Household 3.0 3.0 3.0
Total Population 2,160 3,210 4,140
Retail Space Supported Per Capita (Sq. Ft.) 24 24 24
Total Retail Space Supported (Sqg. Ft.) 51,840 77,040 99,360
Potential Capture 15% 15% 15%
Total Project Capture (Sq. Ft.) 7,776 11,556 14,904
Factor to Adjust to Total Commercial Uses 1.5 1.5 1.5
Total Commercial Space Absorbed (Sq. Ft.) 11,700 17,300 22,400
Increase in Commercial Space Absorbed (Sq. Ft.) 11,700 5,600 5,100
Acres Absorbed at Floor to Area (F.A.R) Ratio of .2 1.3 2.0 2.6
Source: David Bamberger & Associates. File: High Plains / Commercial Projections

Commercial Space Absorption Projections - Worst Case
High Plains Ranch, 2007-2021
2007 2012 2017
fo to to

2011 2016 2021
Total Households, New and 420 Existing 360 535 690
Population per Household 3.0 3.0 3.0
Total Population 1,080 1,605 2,070
Retail Space Supported Per Capita (Sq. Ft.) 24 24 24
Total Retail Space Supported (Sq. Ft.) 25,920 38,520 49,680
Potential Capture 8% 8% 8%
Total Project Capture (Sq. Ft.) 1,944 2,889 3,726
Factor to Adjust to Total Commercial Uses 1.5 1.5 1.5
Projected Commercial Space Absorbed (Sq. Ft.) 2,900 4,300 5,600
Projected Cumulative Commercial Space Absorbed (Sq. Ft.) 2,900 1,400 1,300
Acres Absorbed at Floor fo Area (F.A.R) Ratio of .2 0.3 0.5 0.6

Source: David Bamberger & Associates. File: High Plains / Commercial Projections

The market value per square foot for shopping center development is
estimated to be about $150 per finished square foot (2006 dollars) in-

cluding land.
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Attachments
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Estimate of Number of Households that Qualify
Price Ranging Between $150,000 and $200,000
Colorado Springs Metro Area, 2006

Total Households

Household Income Age Group
65 and
From To 18-24 25-44 45-64 Over Total
50 $5,000 383 1,547 1,000 755 3,695
$5,000]  $10,000 760 1,539 1,454 1,872 5,624
$10,000 515,000 973 2,302 1,785 2,518 7,588
$15,000 20,000 1,188 3,067 2,108 2,259 8,623
$20,000]  $25,000 1,403 3,872 2,344 1,539 8,159
$25,000]  $30,000 1,416 5,227 2,288 2,070 11,001
$30,000]  $35,000 1,303 5,717 2,925 1,609 11,554
$35,000]  $40,000 874 4,832 2,607 1,089 8,402
$40,0001  $45,000, 707 5,382 2,712 2,660 11,470
$45,000]  $50,000 550 5,828 2,979 1,915 11,272
$50,000]  $60,000 839 11,074 6,187 1.627 19,727
$60,000]  §75,000 686 14,459 9,907 3,113 28,165
$75.000]  $100,000 312 14,796 11,822 3,812 30,742
$100,000] $999,999 305 17,469 21,498 4,707 43,979
Total Households! 11,709 97,119 71,627 31,546] 212,001
income Needed to Qualify
Total % PiTIto | Monthly Annual
Home Down Amount | Mortgage Monthly | Income fo | Income to | Income to
Price % Down | Payment | Financed Rate Monthly Pl { Monthly TI| Payment | Qualify Qualify Qualify
Cost $150,000 5% $7.500 | $142,500 6.50% $901 $164 $1,065 28% $3,803 |  $45,641
Cost $200,000 5%) $10,000| $190,000 6.50% $1,201 $219 $1,420 28%) $5,071] $60,854
Number of Households Able to Qualify Before and After Rate Change Percent of Households Able to Qualify Before and After Rate Change
Age Group Age Group
65 and 65 and
18-24 25-44 45-64 Over Total 18-24 25-44 45-64 Over Total
Number of Percent of
Hslds that Hslds that
Qualify Qualify
Before 2,621 62,880 52,011 14,930  132,442|Before 22.4% 64.7% 72.6%) 47.3%| 62.5%)
Number of Percent of
Hslds that Hslds that
Qualify Qualify
After 1,263 45,801 42,664 11,456  101,284|After 10.8% 47.3% 59.6%) 36.3%) A7.8%]
Change -1,358 -16,979 -9,348 -3,474 -31,158|Change -11.6%: -17.5% -13.1% -11.0% 14.7%

Source: David Bamberger & Associates. Income and household data is from the Colorado Division of Housing.
File: Santa Springs Affordability / Affordabiliity.xls

-2

g .-




Residential Construction (Five-Year Moving Totals)

Colorado Springs Metro Area, 1964-2026
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Source: Regional Building Department 1960-2006. Projections for 2006-2025 are from David Bamberger & Associates. File:Projections

Metro Area / New Construction Projections
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EXHIBIT G
General Counsel Opinion
July 27, 2006

Board of County Commissioners
El Paso County, Colorado

27 E. Vermijo Avenue

Colorado Springs, CO 80903

Re: High Plains Ranch Metropolitan District
Honorable Board of County Commissioners:

This firm serves as general counsel to the petitioners of the proposed High Plains
Ranch Metropolitan District (the “District”). Pursuant to Section IV.F.1.a of the El Paso
County Special District Guidelines and Requirements, this letter shall serve as
confirmation that the District contemplated services are and will be provided under the
jurisdiction of the Special District Control Act, Section 32-1-101, et. seq., Colorado
Revised Statutes.

Respectfully,

WHITE, BEAR & ANKELE
PROFESSIONAL CORPORATION




EXHIBIT H
Board of County Commissioners Resolution of Approval




TG | . ROBERT C. "BOB" BALINK  EI Paso County, C0
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. 2:5%ghert . Balldk ..
.. Gounty Clerk & Recorder ‘ Resolution No. 06-349

do
E;W%&%Mcﬁ .
P“80ARD OF COUNTY COMMISSIONERS
COUNTY OF EL PASO, STATE OF COLORADO

RESOLUTION TO APPROVE THE TITLE 32 HIGH PLAINS RANCH
METROPOLITAN DISTRICT SERVICE PLAN, -MARKSHEFFEL-WOODMEN
INVESTMENTS, LLC, AND MID-COLORADO INVESTMENT CO., INC. (ID-05-
009) ~

WHEREAS, Marksheffel-Woodmen Investments, LLC, and Mid-Colorado

Investment Co., Inc., did file an application with the Development Services

Department of EI Paso County, Colorado, pursuant to 32-1-202 et. seq., C.R.S,,
as amended, for the review of the Service Plan for the High Plains Ranch

Metropolltan District (the “District”); and o
WHEREAS a pubhc hearing was held by the ElI Paso County P!annmg

Commission on August 15, 2006, upon which date the Planning Commission did

by formal resolution recommend approval of the subject Service Plan with

conditions and notations; and

WHEREAS, on August 31, 2006, the Board ordered a public hearing to be held
on the Service Plan on September 28, 2006; and

WHEREAS, notice of the hearing before fhe Board was duly published in The
El Paso County Advertiser and News on September 6, 2006, as required by law;
and

WHEREAS, on September 8, 2006, notice of the hearing before the Board was
duly mailed by first class mail, to interested persons, defined as: The owners of
record of all property within the proposed Title 32 district as such owners of
record are listed in the proposed service plan; and the governing body of any
municipality or special district which has levied an ad valorem tax within the next
preceding tax year, and which has boundaries within a radius of three (3) miles of
the proposed district's boundaries; and notice was provided to the division of
local government on August 31, 2006; and

WHEREAS, pursuant to the provisions of Title 32, Article 1, C.R.S., as amended,
the Board held a public hearing on the Service Plan for the District on September
28, 20086; and

WHEREAS, said special district matter was subsequently continued to October
5, 2006; and




Resolution No. 06-349
Page 2

WHEREAS, based on the evidence, testimony, exhibits, study of the master plan
for the unincorporated area of the County, study of the proposed service plan,
recommendations of the El Paso County Planning Commission, comments of the
El Paso County Development Services Department, comments of public officials
and agencies, and comments from all interested parties, this Board finds as
follows:

1.

That proper publication and public notice were provided as required by law
for the hearings before the Planning Commission and the Board of County
Commissioners of El Paso County.

That the hearings before the Planning Commission and the Board of
County Commissioners of El Paso County were extensive and complete,
that all pertinent facts, matters and issties were submitted and that all
interested parties were heard at those hearings.

There is sufficient existing and projected need for organized service in the
area to be served by the proposed Special District.

Existing service in the area to be served by the proposed Special District
is inadequate for present and projected needs.

The proposed Special District is capable of providing economical and
sufficient service to the area within the proposed boundaries.

The area to be included in the proposed Special District has or will have
the financial ability to discharge the proposed indebtedness on a
reasonable basis.

Adequate service is not or will not be available to the area through the
County, other existing municipal or quasi-municipal corporations, including
existing special districts, within a reasonable time and on a comparable
basis.

The facility and service standards of the proposed Special District are
compatible with the facility and service standards of each county within
which the proposed Special District is to be located and each municipality
which is an interested party.

The proposal is in substantial compliance with a Master Plan adopted
pursuant to C.R.S. §30-28-106.




Resolution No. 06-349
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10. The proposal is in compliance with any duly adopted county, regional or
state long-range water quality management plan for the area.

11. The creation of the proposed Special District will be in the best interests of
the area proposed to be served.

NOW, THEREFORE, BE IT RESOLVED the Board of County Commissioners of
El Paso County, Colorado, hereby determines that the requirements of Sections
32-1-202(1), (2) and (3), C.R.S,, relating to the filing of a service plan for the High
Plains Ranch Metropolitan Dlstnct and the requirements of Sections 32-1-204(1)
and (1.5), C.R.S,, relating to notice of the hearing by the Board, have been
fulfilled in a ‘umely manner; L

BE IT FURTHER RESOLVED the Board hereby approves the Service Plan
submitted by Marksheffel-Woodmen Investments, LLC, and Mid-Colorado
Investment Co., Inc., for the High Plans Ranch Metropolitan District, for property
more particularly described in Exhibit A, which is attached hereto and
incorporated by reference;

AND BE IT FURTHER RESOLVED that the following conditions shall be placed
upon this approval:

1. Approval of this Service Plan shall allow, among other things
organization and formation of this District, initial authorization of maximum
bonded indebtedness and establishment of initial mill levy caps, and taking of
ownership of water rights, all pursuant and subject to applicable provisions of
C.R.S. Title 32. However, the District shall be precluded from any of the following
activities until and unless a Sketch Plan for the High Plains Ranch project is
approved by the Board of County Commissioners in a manner that substantially
conforms with the land use and financial assumptions of this Service Plan:

Issuance of any bonds or other form of indebtedness
Certification of any mill levy
Construction of any facilities
Condemnation or acquisition of any real property
Apply for or use any State or federal funds specifically including any
Colorado Conservation Trust Funds.
- Engage in any other activity which would likely present an obstacle
to potential dissolution of the District in the event the requisite land
\ uses are not approved.
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In the event a Sketch Plan for the High Plains Ranch project is approved by the
Board of County Commissioners, but with significant deviations from the land
uses andfor densities assumed in this Service Plan (as determined by the
Development Services Department Director subject to appeal to the Board of
County Commissioners), an amended Service Plan shall be required to be
submitted and processed in accordance with normal County procedures prior to
the District engaging in any of the above-referenced activities.

2. In the event a Sketch Plan for the High Plains Ranch project is not
approved by the Board of County Commissioners on or before June 30, 2007,
“the District shall initiate dissolution of the District, with dissolution to occur prior to
.December 31, 2007. i

3. In the event an amended Service Plan, as contemplated in
Condition 1 above, is either not applied for, or is not ultimately approved by the
Board of County Commissioners, the District shall initiate dissolution of the
District, with dissolution to occur prior to June 30, 2008.

4. As stated in the Service Plan, the combined debt service and
operational mill levy shall not exceed sixty (60.0) mills (Gallagher-adjusted) for
any property within this District, with no more than fifty (50) mills devoted to debt
service and ten (10.0) mills devoted to operations and maintenance until and
_ unless the Board of County Commissioners subsequently determines to remove
the mill levy cap in a manner consistent with State Statutes at a subsequent
public hearing. Such approval, although required, may or may not be considered
by the Board of County Commissioners to be a material modification which would
trigger the need to revise the complete Service Plan in conjunction with such a

request.

5. As stated in the Service Plan, the maximum, authorized
indebtedness for this District shall be $25 million (twenty-five million dollars)
Gallagher-adjusted without express, prior authorization of the Board of County
Commissioners. Any increase in authorized debt beyond this amount shall
constitute a material modification of the Service Plan and require additional
applications, review and approvals. '
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6. As stated in the Service Plan, the period of maturity for each bond
issue shall be limited to no more than thirty (30) years without express, prior
approval of the Board of County Commissioners. Such approval, although
required, may or may not be considered by the Board of County Commissioners
to be a material modification which would trigger the need to revise the Service
Plan at the time of the request.

7. As stated in the Service Plan, any future annexation of territory by
this District (any territory more than five (5) miles from any of the currently
proposed District boundary lines) shall be considered a material modification of
the Service Plan and. shall require prior Board of County Commissioners’
approval. '

8. - Prior to funding any Local Public Improvements, the District shall
provide assurances that El Paso County, and any other eligible taxing entity, will
be held harmless with respect to the potential loss of Sales Tax Revenue
associated with the purchase of construction materials associated with these
Local Public Improvements, had they been privately funded.

9. As also stated in the Service Plan, this District shall not have the
authority to apply for, or utilize any, Conservation Trust (“Lottery”) funds without
the express, prior consent of the Board of County Commissioners and with
specific input from the Ellicott Metropolitan District. This District shall have the
authority to apply for and use any other grant funds including, but not limited to,
Great Outdoors Colorado (GOCO) discretionary grants. Such approval, although
required, is not considered to be a major modification which would trigger the
need to revise the Service Plan.

10.  The District agrees, to the extent that the Service Plan approved by
the . Board of County Commissioners includes the power of eminent domain
and/or the power of dominant eminent domain, that its power of eminent domain
and/or power of dominant eminent domain, regardless of the extent of the power
granted to special districts and/or metropolitan districts under state law, shall be
limited to the acquisition of property that the District intends to be owned,
controlled or maintained by the District and/or another government entity and is
for the material use or benefit of the general public, and which term "material use
or benefit for the general public" shall never include as a material purpose the
acquisition of property for the furtherance of an economic development plan and
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which term shall also never include as a purpose an intent to convey such
property or to make such property available to a private entity for economic
development purposes. The phrase “furtherance of an economic development
plan” does not include condemnation of property to facilitate public infrastructure
that is necessary for the development of the project. The District shall not use its
condemnation authority for the purpose of acquiring road rights-of-way without
the express prior concurrence of El Paso County.

11. . The District shall provide a disclosure form to future purchasers of
- property in a form consistent with Exhibit B to this Resolution. Such notice shall
- be recorded with this Service Plan and each Final Plat associated with this
- development. In conjunction with subsequent plat recordings applicable County
staff are authorized to administratively approve updates of the disclosure form to
reflect current contact information and calculations.

12. The applicant agrees that this District shall be obligated to adhere
retroactively to any policies or standards specifically addressing the use and
disposition of developer advances to the District provided these polices and/or
standards are adopted by the Board of County Commissioners on or before
December 31, 2006 and further provided that such policies and/or standards are
applied umformly to all new service plans, as applicable.

13.  The District shall be expressly prohibited from creating separate
sub-districts except upon prior notice to the Board of County Commissioners, and
subject to the Board of County Commissioners’ right to declare such creation to
be a material modification of the Service Plan, as set forth in Section 32-1-1101

(1) () () C.R.S.

14.  Approval of this Service Plan shall not obligate the County and/or
the City-County Drainage Board to any deviation from their adopted procedures
for administering drainage basin fees and funds, without express separate
agreement between the applicable parties.

15. In conjunction with any subsequent subdivision process where this
District will be the water supplier, applicant will provide detailed information to the
Office of the County Attorney to clarify how the District will meet its water supply
commitments if water is to be provided to the District by contract or lease.
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16.  Approval of this Service Plan shall in no way be construed to infer a
requirement or obligation of the Board of County Commissioners to approve any
future land use request for this property. The District specifically acknowledges
this condition and agrees that neither it nor its land use applicants has any rights
with respect to land use approvals arising from the approval of this service plan.

AND BE IT FURTHER RESOLVED that the following notations shall be placed
upon this approval: '

1. In the event revenues or reserves are insufficient to meet
scheduled bond payments, unpaid interest may be carried forward as a
subsequent year obligation. This may have the effect of extending the schedule
of required bond payments. '

2. In the event the El Paso County Development Services Department
is requested to withhold authorization of building permits pending verification of
payment of building permit fees, this arrangement may require a formal
agreement, which, among other things, holds the County harmless in the event
authorization is inadvertently issued without such proof of payment.

3. The district is strongly encouraged to become a member of the El
Paso County Water Authority after formation. ‘

AND BE IT FURTHER RESOLVED that the record and recommendations of the
El Paso County Planning Commission be adopted.

AND BE IT FURTHER RESOLVED that a certified copy of this Resolution shall
be filed in the records of the County and submitted to the petitioners for the
purpose of filing in the District Court of El Paso County.

AND BE IT FURTHER RESOLVED that all resolutions or parts thereof, in conflict
with the provisions hereof, are hereby repealed.

DONE THIS 5" day of October 2008, at Colorado Springs, Colorado.




Resolution No. 06-349
Page 8 .

BOARD OF COUNTY COMMISSIONERS

- EL' PASO COUNTY, COLORADO

By: ,%M.\ %%,

Chair
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EXHIBIT A
Legal Description and Maps of Initial District
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HIGH PLAINS RANCH METRO DISTRICT
LEGAL DESCRIPTIONS FOR INITIAL SERVICE AREA

-A parcel of land located in Section 7, Township 13 South, Range 63 West of the 6™ P.M., El Paso County,
Colorado, being more particularly described by metes and bounds as follows:

Beginning at the SE comer of this parcel, also being the centerline intersection of Falcon Highway and
Peyton Highway in El Paso County, Colorado, also being the SE corner of said Section 7, marked by a 3-
1/4” aluminum cap stamped “PE-LS 9583" as per monument record filed April 4, 1994 in the records of the
~ Clerk and Recorder’s Office, El Paso County, Colorado;

Thence $S89°27°20”W along the South line of said Section 7, also being along the centerline of said Falcon
Highway, a distance of 1294.07 feet to the SW corner of this parcel;

Thence N00°52°10”W along the West line of this parcel, a distance of 2621.27 feet to the NW corner of
this parcel, marked by a 1-1/2” yellow cap stamped “PLS 11624” per monument record deposited May 7,
2003 at reception #20390061 in the records of the Clerk and Recorder’s Office, El Paso County,-Colorado;
Thence N89°22°02"E along the North line of this parcel, a distance of 1316.39 feet to the NE corner of this
parcel, also being a point on the centerline of said Peyton Highway, also being the E 1/4 corner of said
Section 7, marked-by a 3-1/2” aluminum cap in valve box stamped “LS 17496” as per monument record
filed November 22, 1996 in the records-of the Clerk and Recorder’s Office, El Paso County, Colorado;
Thence S00°22’55"E along’ the' East line of this parcel, also being along the centerline of said Peyton
Highway, a distance of 2623.27 feet to the Point of Beginning of this description, containing 78.573 acres,
more or less. ' '

-Together with the west 1/2 of the southwest 1/4 and the west 1/2 of the east 1/2 of the southwest 1/4 of
Section 17, Township 13 south, Range 63 west of the 6" P.M., containing 120.0 acres, more or less.

~Together with the east 1/2 of the east 1/2 of the southwest 1/4 and the southeast 1/4 of Section 17,
Township 13 south, Range 63 west of the 6% P.M., containing 204.0 acres, more or less. i

-Together with a parcel of land located in Section 14, Township 13 South, Range 64 West of the 6" P.M,,
El Paso County, Colorado, being more particularly described by metes and bounds as follows:

Beginning at the NE comer of this tract, also being the centerline intersection of Falcon Highway and
Slocum Road in El Paso County, Colorado, also being the NE comner of said Section 14, marked by a 2-
1/2” aluminum cap stamped “PLS 30130”

Thence S00°30°19”W along the East line of this parcel, also being along the centerline of said Slocum
Road, also being along the East line of said Section 14, a distance of 2605.66 feet to the SE comner of this
tract, also being the E 1/4 comer of said Section 14, marked by a 2-1/2” aluminum cap stamped “PLS

206817,
Thence S89°33'05”W along the South line of this tract, a distance of 1313.04 feet to the SW corner of this

tract; )

Thence N00°33'53”°E along the West line of this tract, a distance of 2610.55 feet to the NW corner of this
tract, also being a point on the centerline of said Falcon Highway;

Thence N89°45°46”E along the North line of this tract, also being along the centerline of said Falcon
Highway, also being along the North line of said Section 14, a distance of 1310.26 feet to the Point of
Beginning of this description, containing 78.52 acres, more or less.

“Together with a tract of land in Sections 13 and 24, Township 13 south, Range 64 west of the 6" P.M,, El
Paso County, Colorado, being more particularly described as follows:
Commencing at the northwest corner of Section 13;

Thence §00°31°50W, 1015.40 feet to the Point of Beginning;
Thence $89°28°107E, 1779.86 feet;

Thence N00°38'28”W, 81.31 feet;

Thence N89°21'32"'E, 352.76 feet;

Thence S00°38'28”E, 617.41 feet;

Thence §11°53°40"E, 61.18 feet;

Thence S00°38’28" E, 639.04 feet;

Thence $89°21°32"W, 598.91 feet;

Thence S01°20°42"W, 1453.26 feet;
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Thence SB8°39°18"E, 719.96 feet;

Thence S01°20°42"W, 2177.60 feet;

Thence S89°14°47"E, 1123.05 feet;

Thence S00°45'13"W, 603.76 feet;

Thence S89°34°44"W, 3404.70 feet more or less to the southwest comer of the northwest 1/4 of the
northwest 1/4 of Section 24;

Thence N00°31°50"E, 5700 feet more or less to the Point of Beginning, containing 283.25 acres, more or

less.

-Together with a tract of land Jocated in Section 18 and the west one-half of Section 19, Township 13
south, Range 63 west of the 6" P.M., County of El Paso, State of Colorado, described as follows:
Beginning at the southwest corner of said Section 19, thence along the west line of the southwest quarter of
said Section 19, N00°00'24"'W, 2651.42 feet to the west one-quarter corner of said Section 19;

Thence along the west line of the southwest one-quarter of the northwest one-quarter of said Section 19,
N00°00°31"W, 1325.49 feet to the northwest corner of the southwest one-quarter of the northwest one-
quarter of said Section 19; ,

Thence along the west line of the northwest one-quarter of the northwest one-quarter of said Section 19,
NO0°00'05”E, 1325.28 feet to the southwest corner of said Section 18; ; o

Thence along the west line of the south one-half of said Section 18, N00°15'32"E, 2612.86 feet to the
northwest corner thereof; ‘ ST :
Thence along the north line of the south one-half of said section 18, N89°09°02"E, 30.01 feet to a point on
a line 30.00 feet easterly and parallel to the west line of said Section 18; :
Thence along the line 30.00 feet easterly and parallel to the west line of said Section 18, NOO®15'327E, .
19.03 feet;

Thence N89°34°17"E, 2590.40 feet to the center one-quarter corner of said Section 18;

Thence along the north line of the south one-half of said Section 18, NB9°34"28"E, 2607.99 feet to the
niortheast corner thereof; -

Thence along the east line of the south one—half of said Section 18, S00°10°15”E, 2637.54 feet to the
southeast corner thereof;, ’

Thence $89°43'36"W, 3918.39 feet; :

Thence S00°07717"W, 5297.43 feet to the southeast corner of the west one-half of the west one-half of said
Section 19;

Thence along the south line of the west one-half of the west one-half of said Section 19, N89°08°53"W,
1318.11 feet to the Point of Beginning, containing 477.515 acres, more or less.

-Together with a parcel of land located in Section 18, Township 13 South, Range 63 West of the 6" P.M,,
El Paso County, Colorado, being more particularly described by metes and bounds as follows:

Beginning at the NW corner of this parcel, also being the centerline intersection of Murr Road and Falcon
Highway in El Paso County, Colorado, also being the NW corner of said Section 18, marked by a 2-1/2”
aluminum cap stamped “PLS 32822 per land survey plat deposited at reception #202900126 in the records
of the Clerk and Recorder's Office, El Paso County, Colorado;

Thence N89°27°20"E along the North line of said Section 18, also being along the centerline of said Falcon
Highway, a distance of 2588.11 feet to the N 1/4 comner of said Section 18, marked by a 2” aluminum cap
stamped “PLS 11624 per monument record filed September 23, 2003 in the records of the Clerk and
Recorder’s Office, El Paso County Colorado;

Thence continuing N89°27°20"E along the centerline of said Falcon Highway, a distance of 1294.12 feet to
the NE corner of this parcel; A

Thence S00°00'27"W along the East line of this parcel, a distance of 2631.32 feet to the SE corner of this
parcel, marked by a #4 rebar with aluminum cap stamped “LS 1094 AAH”; v

Thence S89°34°28"W, a distance of 652.36 feet to a point marked by a #4 rebar with aluminum cap
stamped “LS1094 AAH";

Thence continuing S89°34'28"W, & distance of 651.70 feet to the Center 1/4 corner of said Section 18,
marked by a 2-1/2” aluminum cap stamped “PLS 32822" per land survey plat deposited at reception
4202900126 in the records of the Clerk and Recorder’s Office, El Paso County, Colorado;

Thence S89°34'14™W, a distance of 2604.98 feet to the SW corner of this parcel, also being a point on the
centerline of said Murr Road, also being the W 1/4 comner of said Section 18, marked by a 2-1/2" aluminum
cap stamped “PLS 32822 per land survey plat deposited at reception #202900126 in the records of the
Clerk and Recorder's Office, El Paso County, Colorado;
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Thence N00°3540”E along the West line of this parcel, also being along the centerline of said Muir Road,
also being along the West line of said Section 18, to the Point of Beginning of this description, containing
234.958 acres, more or less.

-Together with a parcel of land Jocated in Section 18, Township 13 South, Range 63 West of the 6" P.M.,
El Paso County, Colorado, being more particularly described by metes and bounds as follows:

Beginning at the NE comer of this parcel, also being the centerline intersection of Falcon Highway and
Peyton Highway in El Paso County, Colorado, also being the NE corner of said Section 18, marked by a 3-
1/4” aluminum cap stamped “PE-LS 9583” as per monument record filed April 4, 1994 in the records of the
Clerk and Recorder’s Office, El Paso County, Colorado;

Thence S00°13°03”E along the East line of this parcel, also being along the centerline of said Peyton
Highway, also being along the East line of said Section 18, a distance of 1316.91 feet to the SE corner of
this parcel, marked by a #4 rebar with aluminum cap stamped “L81094 AAH”;

Thence S89°30°48”'W along the South line of this parcel, a distance of 1269.23 feet to the SW corner of
this parcel, marked by a #5 rebar with aluminum cap stamped “MATRIX P.L.L. 32822";

Thence N00°00°27”E along the West line of this parcel, a distance of 1315.67 feet to the NW corner of this
parcel, also being a point on the centerline of said Falcon Highway;

Thence N89°27°20"E along the North line of this parcel, also being along the centerline of said Falcon
Highway, a distance of 1264.07 feet to the Point of Beginning of this description, containing 38.275 acres,
more or less. : ‘ -

-Together with the north 1/2 with mineral rights of the existing road in Section 17, Township 13 south,
Range 63 west of the 6" PM, containing 315.71 acres, more or less.

Total acreage of the above described tracts of land is 1830.80 acres, more or less.
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Resolution No. 06-349
EXHIBIT B




NOTICE OF SPECIAL DISTRICT DISCLOSURE

(to be provided to every purchaser of real property within the boundaries of the Districts)

Name of District(s): -

High Plains Ranch Metropolitan District

Contact Information for District:

K. Sean Allen, Esq.

‘White Bear Ankele, Professional Corporatlon
1805 Shea Center Drive, Suite 100
Highlands Ranch, CO 80149

Phone: 303-858-1800
Fax: 303-858-1801
Email: sallen@wbapc.com

Suneon

"ON HqIUXH
2004 9007, ‘R7, IHIWHA.LIAS

i)
Ofo "ON w2l

Type of District(s):

Metropolitan District

Identify District(s) Improvements Financed by Proposed
Bonds

)| distribution

Mainly a central water system and related
improvements such as wellg, pipelines,
and ftreatment facilities,
pumping stations, storage tanks, fire
hydrants, along with other Special District
Act authorized improvements such as

wastewater, streets, bridges, traffic controls"

and signage, drainage and storm water
improvements, mosquito control, and park
and recreation facilities.

Identify Services/Facilities Operated/Maintained by
District: The District expects to dedicate or cause to be
dedicated to El Paso County or other appropriate
governmental entity; all public improvements that are
eligible and acceptable to such entities for dedication-and
ongoing ownership, operations and/or maintenance.

Operations and maintenance of a central
water system is expected. Other public
improvements not accepted by appropriate
governmental  entities for ongoing
ownership, operations and/or maintenance,
may be owned, operated and/or maintained
by the District.

Mill Levy Cap:

(Describe Procedure for any Adjustments to Mill Levy Cap)
(Note: This District may or may not be certifying a mill levy
at the time of your purchase. Please verify by contactmg
the District.)

Combined maximum debt service and

operations levy shall not initially exceed |

sixty (60) mills, subject to adjustment to
take into account any change in law with
respect to assessment of property for

| taxation purposes, any change in the ratio

for determining assessed valuation, or any
similar change, using the 2005 ratio of
assessment- for residential property of

7.96% as the base year. for calculating any -

such adjustments in such ratio.

Authorized Debt of the District per Service Plan:

$25,000,000.00 is the maximum allowed
general obligation debt limit under the
Service Plan. The District may enter into
loan agreements in. advance of issuing
bonded indebtedness, and such agreements
may obligate the District to incur bonded
indebtedness in the future. However, said
obligations shall not cause the District to
exceed its maximum mill levy caps -or
maximum allowable bonded indebtedness
as established for the District by its Servxce
Plan and voted authorization.

Voter Authorized Debt per Election:

Provided upon request




District Boundaries:

Property within the District isin
unincorporated El Paso County, and
generally south and west of where Falcon
Highway, Peyton Highway and North
Peyton Highway intersect and south and
east of where Falcon Highway and Murr
Road intersect.

| Sample Calculation of Mill Levy Cap for a Residential
Property

Assumptions:
$200,000.00 is the total actual vahie determined by El Paso
County

Maximum mill levy cap is 50 mﬂls'for debt service, 10 mills
for operations, maintenance and -other general fund and
service costs (aggregate total 60 mills)

' Sample Metropolitan District Mill Levy Calculation:
1. At Projeqfed Mill Levies .

$200,000 x .0796 = $15,920 (Assessed Value) $15,920 x
:040 mills-= $716 per year in sample taxes owed solely to
this Special District if the District imposes-its projection
_debt service and operations mill levy. ‘

2. At Maximum Allowed Mill Levies

$200,000 x .0796 = $15,920 (Assessed Value) $15,920 x
.060 mills = $955 per year in sample taxes owed solely to
this Special District if the District impose its full
maximum_allowed mill levy for both debt service and
operations.






