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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
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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.
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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

-18 -




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)
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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
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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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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
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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.
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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.
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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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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.






