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I. INTRODUCTION 
 
 On September 18, 2006, the Board of Trustees of the Town of Johnstown approved the 
“Consolidated Service Plan for Johnstown North Metropolitan Districts Nos. 1 – 3” (“Original 
Service Plan”).  This “First Amendment to the Consolidated Service Plan for Johnstown North 
Metropolitan Districts Nos. 1 – 3” (“First Amendment”) has been prepared for purposes of 
authorizing Johnstown North Metropolitan Districts Nos. 1 – 3 (the “District”) to provide for the 
design, acquisition, construction, installation and financing of certain water facilities and 
improvements within and without the boundaries of the Districts.  This First Amendment 
includes a description and depiction of the contemplated water facilities and improvements, a 
cost estimate associated with providing the water facilities and improvements described in this 
First Amendment, and a revised financing plan incorporating the water facilities and 
improvements to be financed by the Districts.  Except as otherwise provided herein, all 
information reported in the Original Service Plan remains in full force and effect. 
 
 A. General Overview 
 

1. Scope of Service Plan.   
 

The second paragraph of Section I.A.1. of the Original Service Plan is hereby amended 
and restated in its entirety as follows: 

 
The primary purpose of the Districts is to provide public improvements consistent 

with Town-approved development plans that will be dedicated to the Town or retained by the 
Districts for the use and benefit of the Districts’ inhabitants, taxpayers, and the public.  
Considerable infrastructure will be constructed to provide the public improvements needed to 
support the development in and around the Districts.  The Original Service Plan and this First 
Amendment address the improvements to be provided by the Districts and demonstrates how the 
Districts will work together to provide the necessary public improvements.  Improvements and 
services to be provided shall include the types of facilities and improvements generally described 
in Section III as needed for the area.  The Town shall own, operate, and maintain the sanitary 
sewer, street, and water facilities and improvements upon completion of construction, and the 
dedication to and acceptance by the Town of said improvements.  The Districts’ powers with 
respect to sanitary sewer and water are limited to financing, designing and constructing (with the 
approval of the Town) necessary sanitary sewer and water infrastructure for the limited purpose 
of dedicating such infrastructure to the Town.  The property is located within the Little 
Thompson Water District, a Title 32 special district.  However, water service to the development 
will be provided by the Town. 
 

2. Multiple District Structure.  – NO CHANGE    
 
  3. Benefits of Multiple District Structure. – NO CHANGE 
 

4. Configuration of Districts. – NO CHANGE  
 

  5. Long-Term District Plan.  – NO CHANGE  
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  6. Existing Services and Districts.   
 

 The second paragraph of Section I.A.6 of the Original Service Plan is hereby 
amended and restated in its entirety as follows: 
 

In order to minimize the proliferation of new governmental structures and 
personnel, the Operating District intends to utilize existing entities, to the extent possible for 
operations and maintenance of public improvements that are not dedicated to the Town.  It is 
possible that other key operations and maintenance services may be provided by other entities by 
appropriate agreements with the Districts.  Consequently, while the Districts will finance capital 
improvements and coordinate the provision of services, they are expected to utilize existing 
entities and personnel as much as possible.  Double taxation will be avoided by the Districts 
undertaking the necessary capital financing with debt levies, and existing service providers 
furnishing day-to-day operations and maintenance with service charges and operating levies. 
Improvements, including public roadways, if any, water systems, and sanitary sewer systems will 
be conveyed to the Town by the Operating District and subsequent operations and maintenance 
of these improvements shall rest with the Town.  Landscaping improvements may be conveyed 
to the Town or may be owned, operated, and maintained by the Operating District or such other 
entity that the Operating District may determine.  The timing for conveyance of the 
improvements will be developed by mutual agreement between the Operating District and the 
appropriate party as generally described above and in Section V hereof.   
 
  7. Covenant Enforcement. – NO CHANGE  
 
 B. General Financial Information and Assumptions 
 

The second and third paragraphs of Section I.B. of the Original Service Plan 
are hereby amended and restated in their entirety as follows: 

 
 Exhibit D to the Original Service Plan shows the anticipated costs of all public 

facilities and improvements described in Section III of the Original Service Plan necessary to 
provide access to and appropriate services within the Districts.  Exhibit D attached to this First 
Amendment supplements Exhibit D to the Original Service Plan and shows the anticipated costs 
of all water facilities and improvements described in Section III.B.6. of this First Amendment.   
The Districts may obtain financing for the capital improvements needed for the development 
through the issuance of general obligation bonds or other debt instruments by the Financing 
Districts and from revenue bonds or other instruments issued by the Operating District.  General 
obligation debt will be payable from revenues derived from ad valorem property taxes and from 
other sources.   At the time bonds or other debt instruments are proposed to be issued, alternative 
financing plans may be employed and be utilized by the Districts as long as such alternative 
financing plans do not result in any material economic deviation or a change in the risk to 
property owners. 

 
 A revised “Financing Plan” attached to this First Amendment as Exhibit E 

demonstrates one method that might be used by the Districts to finance the cost of infrastructure 
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and operations and that the cost of infrastructure and operations described herein can be provided 
with reasonable mill levies.  Such costs shall not constitute legal limits on the financial powers of 
the Districts; provided, however, that the Districts shall not be permitted to issue bonds which 
are not in compliance with the bond registration and issuance requirements of Colorado law. 
    

C. Contents of Service Plan 
 

The second paragraph of Section I.C. of the Original Service Plan is hereby 
amended and restated in its entirety as follows: 
 

The assumptions contained within the Original Service Plan and this First 
Amendment were derived from a variety of sources.  Information regarding the present status of 
property within the Districts as well as the current status and projected future level of similar 
services were obtained from the developer.  Construction cost estimates were assembled by 
Pinnacle Consulting Group, Inc., which has experience in the costing and construction of similar 
facilities.  Legal advice in the preparation of the Original Service Plan was provided by Pogue, 
Corbetta & O’Leary, P.C.  Preparation of this First Amendment was provided by Icenogle 
Seaver Pogue, P.C., which represents numerous special districts.  Preparation of the revised 
Financing Plan attached hereto as Exhibit E was provided by Stan Bernstein and Associates, Inc.  
The current owner of the real property comprising the Districts is Iron Horse, LLC (the 
“Developer”), an affiliate of McWhinney Real Estate Services, Inc., a real estate development 
company with experience in residential and commercial development in Southern California and 
Northern Colorado.   
 

D. Modification of Service Plan – NO CHANGE 
 
II. NEED FOR NEW DISTRICTS AND GENERAL POWERS 
 
 A. Need for Metropolitan Districts – NO CHANGE 
 
 B. General Powers of Districts 

  
The second paragraph of Section II.B. of the Original Service Plan is hereby 

amended and restated in its entirety as follows: 
 

  The Districts shall have authority to provide the services and facilities listed 
below, all of which shall be in conformance with Town standards and specifications or those of 
other entities that may operate and maintain the completed improvements. The Town shall not 
accept dedication of any improvements that do not conform to the Town’s standards and 
specifications.  The Districts’ powers with respect to water and sanitary sewer are limited to 
financing, designing and constructing (with the approval of the Town) necessary water and 
sanitary sewer infrastructure for the limited purpose of dedicating such infrastructure to the 
Town.     
 

1. Sanitation. – NO CHANGE 
 



 4 

2. Streets.  – NO CHANGE 
 

3. Traffic and Safety Controls.  – NO CHANGE 
 

4. Television Relay and Translator.  – NO CHANGE 
 

  5. Transportation.  – NO CHANGE 
 

6. Parks and Recreation.  – NO CHANGE 
 
7. Mosquito and Pest Control.  – NO CHANGE   
 
8. Security.  – NO CHANGE   
 

  9. Covenant Enforcement.  – NO CHANGE 
 
10.  Legal Powers.  – NO CHANGE 
 

 11. Other.  – NO CHANGE 
 

Sub-paragraph 12 of Section II.B. of the Original Service Plan is hereby added as 
follows: 

 
12. Water.  The Districts shall have the power to provide for the design, 

acquisition, construction, financing, completion, and installation of a complete potable water and 
nonpotable irrigation water distribution systems for domestic and other public or private 
purposes, which may include, but shall not be limited to, transmission lines, distribution mains 
and laterals, pressure reducing stations, irrigation facilities, storage facilities, water rights, land 
and easements, and all necessary, incidental, and appurtenant facilities thereto, together with 
extensions of and improvements to said system within and without the boundaries of the 
Districts.  The Districts shall dedicate any and all water systems and water system improvements 
to the Town and the Town will own, operate, and maintain all such water systems and water 
system improvements for the development. 

 
III.  DESCRIPTION OF FACILITIES AND IMPROVEMENTS 

 
The first sentence of the second paragraph of Section III of the Original Service Plan 

is hereby amended and restated as follows: 
 
The diagrams contained in Exhibit C to the Original Service Plan show the conceptual 

layouts of all public facilities and improvements described in Section III of the Original Service 
Plan.  The diagram contained in Exhibit C attached to this First Amendment shows the 
conceptual layout of all water facilities and improvements described in Section III herein. 

 
A.      General – NO CHANGE 
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B. General Design Standards – NO CHANGE 
 

1. Wastewater System – NO CHANGE 
 

2. Storm Drainage – NO CHANGE 
 

3. Street System and Traffic Safety  – NO CHANGE 
 

4. Park and Recreation– NO CHANGE 
 

5. Transportation – NO CHANGE 
 

Sub-paragraph 6 of Section III.B. of the Original Service Plan is hereby added as 
follows: 

 
6. Water System.  The water system will be comprised of potable water and 

non-potable irrigation water distribution systems.  The potable water system will be comprised of 
a water distribution system consisting of buried pressurized water mains, fire hydrants, and 
related appurtenances located predominately within the Districts’ boundaries.  The non-potable 
irrigation water distribution system shall be constructed to service the greenbelts, open spaces, 
landscaping, common areas within the Districts, and individual units within the development and 
include, but not be limited to, water rights, treatment, transmission lines, distribution mains and 
laterals, storage facilities, land and easements, together with extensions of and improvements to 
such facilities and systems within and without the boundaries of the Districts.  When design and 
construction of the water systems are finalized, the systems will serve each development tract 
from adjacent streets and roads.  All major elements of the water facilities will be designed, 
constructed, and installed by the Districts in accordance with Town standards.  The water 
systems will also be designed based on applicable fire protection requirements.  Upon 
completion, the Districts shall dedicate the water systems to the Town and the Town shall own, 
operate and maintain the water systems. 
 

C. Dedication of Improvements.   
 
The first paragraph of Section III.C. of the Original Service Plan is hereby amended 

and restated in its entirety as follows: 
 
The Districts shall dedicate the following public improvements to the Town upon 

completion of their construction and installation:  public wastewater improvements, all public 
streets and those streets dedicated by plat, as well as all rights-of-way and easements necessary 
for access to facilities, all public storm drainage improvements, and all public water 
improvements.  It is not anticipated that the Districts will dedicate or the Town will accept 
dedication of private on site storm water drainage and detention improvements, sidewalks, or 
landscaping.  The Districts shall, at their sole cost and expense, acquire all property required by 
the Town for the construction of public improvements to be provided by the Districts pursuant to 
the Original Service Plan and this First Amendment.  All land and easements customarily 
dedicated by a developer to public entities such as the Town, the County, school districts or other 
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public entities will be dedicated by the Developer directly to such entities and will not be 
purchased by the Districts for dedication to such entities.  All public improvements not dedicated 
to and accepted by the Town shall be owned and maintained by the Districts or such other 
appropriate entity as accepts ownership and maintenance responsibility. 
 

D. Estimated Cost of Facilities 
 
Paragraph D. of Section III of the Original Service Plan is hereby amended and 

restated in its entirety as follows: 
 

 Exhibit D to the Original Service Plan shows the estimated cost of the facilities 
described in Section III of the Original Service Plan to be constructed, installed and/or acquired 
by the Operating District.  Exhibit D attached to this First Amendment supplements Exhibit D to 
the Original Service Plan and shows the estimated costs of the water facilities, described in 
Section III.B.6. of this First Amendment, to be constructed, installed and/or acquired by the 
Operating District.  The cost estimates include contingencies and supervision for the 
administrative oversight process, including necessary approvals and construction management 
for onsite management of ongoing capital construction.   

 
E. Services of Districts. - NO CHANGE 
 

IV. PROPOSED AND EXISTING AGREEMENTS 
 

A.      Master Intergovernmental Agreement - NO CHANGE 
 

 B.      Other Agreements/Authority – NO CHANGE 
 
V.      FINANCIAL PLAN 
 
 The first paragraph under Section V. of the Original Service Plan is hereby amended 
and restated in its entirety as follows: 
 

Attached to this First Amendment as Exhibit E is an amended preliminary Financing 
Plan, which shows how the proposed services and facilities may be financed and operated by the 
Districts.  The Financing Plan demonstrates one method that might be used by the Districts to 
finance the cost of infrastructure.  The Financing Plan demonstrates that the cost of infrastructure 
expected to be provided and financed by the Districts can be provided with reasonable mill levies 
assuming reasonable increases in assessed valuation and assuming the rate of build-out estimated 
in the Financing Plan. 

 
A. Debt Limitation.   

 
The Paragraph A. under Section V. of the Original Service Plan is hereby amended 

and restated in its entirety as follows: 
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Pursuant to the Master IGA contemplated herein, the Operating District shall be 
responsible for construction of the facilities described herein to the extent the Operating District 
has borrowed funds from private entities as previously discussed or to the extent the Financial 
Districts have the financial resources to provide funding to the Operating District for 
construction of such facilities.  The total estimated costs of the facilities is approximately 
$19,700,000, exclusive of costs of issuance, organizational costs, inflation and other similar 
costs, but inclusive of contingencies, engineering and construction management. The total 
combined new money general obligation bond debt limit (“Debt Limit”) for the Districts shall be 
$22,000,000, exclusive of costs of issuance, organizational costs and other similar costs.  Debt 
may be restructured to accomplish a refunding or reissuance, provided the principal amount of 
debt does not exceed the Debt Limit set forth above. All bonded indebtedness issued by the 
Districts prior to September 1, 2019 shall mature not later than 40 years from the date said 
bonded indebtedness is issued, which maturity date shall apply to any refundings of such bonded 
indebtedness.  Unless otherwise approved by the Town in writing, all bonded indebtedness 
issued by the Districts after September 1, 2019 shall mature not later than September 1, 2052, 
which maturity date shall apply to any refundings of such bonded indebtedness.  Refundings 
shall not count against the Debt Limit.  Obligations of the Districts in the Master IGA discussed 
herein will not count against the Debt Limit.  The Debt Limit shall not be increased unless 
approved by the Town and as permitted by statute.  Any change in Debt Limit shall be 
considered a material modification of the Service Plan. 
 

B. Approval of Debt Issuance.  – NO CHANGE 
 

C. Identification of District Revenue.  – NO CHANGE  
 
D. Security for Debt. – NO CHANGE  
 
E. Other Financial Information.  - NO CHANGE 
 
F. Quinquennial Review. – NO CHANGE   
 
G. Enterprises. – NO CHANGE 
 
H. Conservation Trust Fund.  – NO CHANGE  

 
VI. ELECTIONS; OTHER REQUIREMENTS – NO CHANGE 
 
VII. CONCLUSIONS – NO CHANGE 
 
 It is requested that the Board of Trustees of the Town of Johnstown, which has 
jurisdiction to approve this First Amendment to the Original Service Plan by virtue of § 32-1-
204.5 C.R.S., as amended, adopt a resolution approving this “First Amendment to the 
Consolidated Service Plan for Johnstown North Metropolitan Districts Nos. 1 – 3,” as submitted. 
 





EXHIBIT C 

(Supplements Exhibit C to Original Service Plan) 

Water Facilities Diagrams 
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EXHIBIT D 

(Supplements Exhibit D to Original Service Plan) 

Cost Estimates 

 



Johnstown North 

Metro District

Johnstown North 

Metro District

Domestic Water

 Construction Costs Total District Costs

Indirect Construction Costs

Permits and Fees $19,607.37 $19,607.37

Engineering and Design $387,647.35 $387,647.35

Engineering and Planning

Staking and Mat. Testing

Safety Inspection

Construction Management

Formation and Organization

Legal $0.00 $0.00

Engineering $0.00 $0.00

Management/Administrative $0.00 $0.00

Indirect Cost $407,254.72 $407,254.72

Direct Construction Costs

Removals $0.00 $0.00

Earthwork $450,836.75 $450,836.75

Sanitary Sewer $0.00 $0.00

Domestic Water $859,500.00 $859,500.00

Storm Sewer $0.00 $0.00

Concrete $0.00 $0.00

Asphalt Paving $0.00 $0.00

Non-Potable Water System $333,400.00 $333,400.00

Landscaping $0.00 $0.00

Dry Utilities $0.00 $0.00

Miscellaneous $67,000.00 $67,000.00

Offsite Improvements

County Road 3 $0.00 $0.00

UP R/R Crossing & SH 34 $0.00 $0.00

Direct Cost $1,710,736.75 $1,710,736.75

TOTAL $2,117,991.47 2,117,991.47$           

Prepared by: Pinnacle Consulting Group Inc

Johnstown North Metropolitan District
Preliminary Estimated Project Construction Costs

March 7, 2012

1 of 3



No. Item Description Units Quantity Unit Cost Total District 

Cost

1.00 Permits and Fees

1.01 Municipal Development Permit/Fees (1%) LS 1 $17,107.37 17,107.37$             17,107.37$             

1.02 Erosion Control and Discharge Insp City and State LS 1 $2,500.00 2,500.00$               2,500.00$               

Permits and Fees Subtotal: 19,607.37$             19,607.37$             

2.00 Engineering, Design and Management

2.01 Design Engineering (Design Construction Plans) (6%) LS 1 $102,644.21 102,644.21$           102,644.21$           

2.02 Planning (Preliminary Layout and Landscape Design) (2%) LS 1 $34,214.74 34,214.74$             34,214.74$             

2.03 Engineering During Construction (2%) LS 1 $34,214.74 34,214.74$             34,214.74$             

2.04 As-Builts Completed LS 1 $5,000.00 5,000.00$               5,000.00$               

2.05 Construction Surveying LS 1 $12,000.00 12,000.00$             12,000.00$             

2.06 Re-staking Allowance LS 1 $1,500.00 1,500.00$               1,500.00$               

2.07 Materials Testing LS 1 $10,000.00 10,000.00$             10,000.00$             

2.08 Safety Inspections LS 1 $2,000.00 2,000.00$               2,000.00$               

2.09 Construction Management (4%) LS 1 $68,429.47 68,429.47$             68,429.47$             

2.10 Warranties and Maintenance LS 1 $15,000.00 15,000.00$             15,000.00$             

2.11 Indirect Construction Contingency (6%) LS 1 $102,644.21 102,644.21$           102,644.21$           

Engineering, Design and Management Subtotal: 387,647.35$           387,647.35$           

Indirect Cost Subtotal 407,254.72$        407,254.72$        

3.00 Earthwork 

3.01 Strip and Stockpile CY 5,215 $2.00 10,430.00$             10,430.00$             

3.02 Unclassified Excavation CY 46,935 $2.85 133,764.75$           133,764.75$           

3.03 Import Material CY 52,150 $5.25 273,787.50$           273,787.50$           

3.04 Subgrade Prep SY 15,645 $1.60 25,032.00$             25,032.00$             

3.05 Finish Grading SY 15,645 $0.50 7,822.50$               7,822.50$               

3.06 Erosion Control LS 1 $5,000.00 5,000.00$               5,000.00$               

Earthwork Subtotal: 450,836.75$           450,836.75$           

4.00 Domestic Water

4.01 16" PVC-C900 (w/Fittings) LF 3,800 $92.00 349,600.00$           349,600.00$           

4.02 12" PVC-C900 (w/Fittings) LF 3,000 $67.00 201,000.00$           201,000.00$           

4.03 10" PVC-C900 (w/Fittings) LF 2,000 $60.00 120,000.00$           120,000.00$           

4.04 Tie to Existing Waterlines at CR-3 EA 2 $1,300.00 2,600.00$               2,600.00$               

4.05 1" Water Service and Meter Pit EA 30 $3,200.00 96,000.00$             96,000.00$             

4.06 Fire Hydrants EA 14 $4,200.00 58,800.00$             58,800.00$             

4.07 Fire Lines EA 30 $1,050.00 31,500.00$             31,500.00$             

Domestic Water Subtotal: 859,500.00$           859,500.00$           

5.00 Non-Potable Water

5.01 4" PVC (w/Fittings) LF 8,800 $32.00 281,600.00$           281,600.00$           

5.02 Tie to Existing Non-Pot System at CR-3 EA 2 $1,300.00 2,600.00$               2,600.00$               

5.03 2" Water Service and Meter Pit EA 8 $5,900.00 47,200.00$             47,200.00$             

5.04 Blow Off Hydrant EA 1 $2,000.00 2,000.00$               2,000.00$               

Prepared by: Pinnacle Consulting Group Inc

Direct Costs

Indirect Costs

Johnstown North Metropolitan District
Preliminary Estimated Project Construction Costs

March 7, 2012

2 of 3



Non-Potable Water Subtotal: 333,400.00$           333,400.00$           

6.00 Miscellaneous

6.01 Direct Construction Contingency LS 1 $50,000.00 50,000.00$             50,000.00$             

6.02 Traffic Control LS 1 $5,000.00 5,000.00$               5,000.00$               

6.03 Remove and Replace CR-3 LS 1 $12,000.00 12,000.00$             12,000.00$             

6.04 Ditch Utility Crossing LS 0 $7,500.00 -$                        -$                        

6.05 Union Pacific Railroad Utility Crossing LS 0 $15,000.00 -$                        -$                        

Miscellaneous Subtotal: 67,000.00$             67,000.00$             

Direct Cost Subtotal 1,710,736.75$     1,710,736.75$     

Total Project Cost (Without Land) 2,117,991.47$     2,117,991.47$     

Direct Cost

Indirect Cost

Total Cost w/o Land 2,117,991.47$       

1,710,736.75$       

407,254.72$          

3 of 3



EXHIBIT E 

 (Amends and Restates Exhibit E to Original Service Plan) 

Financing Plan 



Stan Bernstein and Associates, Inc. 
Financial Planners and Consultants 

For Local Governments, Municipal Bond Underwriters, and Real Estate Developers 

8400 East Prentice Ave., Penthouse 

Greenwood Village, Colorado 80111 

Phone: 303-409-7611   Cell: 303-594-0737  Email: Stanplan@Earthlink.net 

 
MEMORANDUM 

 
TO:    Peggy Dowswell, CPA, Pinnacle Consulting Group, Inc. 
    
FROM: Stan Bernstein 
  Amy Greer 
 
DATE: March 27, 2012 
 
SUBJECT: Final Draft – Financial Models – Johnstown North Metropolitan Districts 

#1 - #3   
 
 
INTRODUCTION AND SCOPE 
 
Stan Bernstein and Associates, Inc. has assembled preliminary (for discussion purposes 
only) Financial Models for Johnstown North Metropolitan Districts #1 - #3 based upon 
key assumptions provided by Pinnacle Consulting Group, Inc.  The Financial Models 
were assembled in order to provide a conceptual understanding of (i) the amount of 
Limited Tax General Obligation Bonds that could be supported by Financing Districts #2 
and #3 (as presented on Exhibits II and III); (ii) and how the Service District could fund 
its General Fund administrative and operating expenditures (as presented on Exhibit I).  
Detailed land use, values, and buildout assumptions (as well as related assessed valuation 
estimates) for Financing Districts #2 and #3 were provided by Pinnacle Consulting 
Group, Inc., and are presented on Schedules 1 and 3.   Detailed assumed Limited Tax 
General Obligation Bond issues for the Financing Districts #2 and #3, and related debt 
service requirements, are presented on Schedules 2 and 4.      
 
The Financial Models present, to the best knowledge and belief of Management of the 
Districts (Pinnacle Consulting Group, Inc.) the Districts’ expected cash position and 
results of cash receipts and disbursements for the forecast period.   Accordingly, the 
Financial Models reflect the Districts’ judgment, as of the date of this report, of the 
expected conditions within the Districts’ boundaries and the Districts’ expected course of 
action.  The assumptions disclosed in the Financial Models are those of Management of 
the District and have not been independently reviewed by Stan Bernstein and Associates, 
Inc.     
 
 
 



Memorandum 
March 27, 2012 
Page ii 
 
FUTURE RATES OF COMMERCIAL BUILDOUT AND RELATED ASSESSED 
VALUATION, AND BONDING CAPACITY  
 
The financial planning concept is that as the construction of future commercial (industrial 
and retail) product occurs within the boundaries of the Financing Districts, incremental 
assessed valuation will generate property tax revenues for the Financing Districts.  
 
For financial planning purposes it is assumed that a portion of the property tax revenues 
generated from the 25.0 mills assumed to be levied by each Financing District will be 
transferred to the Service District’s General Fund and used to fund administrative and 
operating expenditures (for Financing District #2, approximately 25.0 mills beginning in 
2012, decreasing to 5.0 mills by 2015 and decreasing to 1.75 mills by 2018 and years 
thereafter); and for Financing District #3, approximately 2.0 mills beginning in 2016, and 
decreasing to 1.75 mills by 2018 and years thereafter).   The property tax revenues not 
transferred to the General Fund will be available to make annual interest and principal 
payments on outstanding Limited Tax General Obligation Bonds. 
 
This draft indicates that Financing District #2 could support limited tax General 
Obligation Bonds as presented below (based upon buildout and assessed valuations 
presented on Schedule 1): 
 

 December 1, 2017 $8,750,000 
 

 
This draft also indicates that Financing District #3 could support Limited Tax General 
Obligation Bonds as presented below (based upon buildout and assessed valuations 
presented on Schedule 3). 
 

 December 1, 2017 $4,400,000 
 
Because each of the Districts are only authorized a maximum levy of 25.0 mills (pursuant 
to their respective Service Plans), and because a large percentage of the Districts’ 
assessed valuation is expected to be generated from personal property (which could 
decline in value over time), it is likely that Limited Tax General Obligation Bonds issued 
by the Districts will require a significant debt service coverage ratios which will be 
determined at the time of bond issuance.   Based upon discussions with representatives of 
D.A. Davidson (Investment Bankers) we have assumed that debt service coverage ratios 
upon issuance of Limited Tax General Obligation Bonds will be 1.30%, and we have 
sized the bonds accordingly.   Because the Limited Tax General Obligation Bonds are 
sized at 1.30% debt service coverage, Exhibits II and III indicate that excess property tax 
revenues (above annual debt service requirements) will be available annually to 
reimburse the Developer for infrastructure costs incurred.  



 
Memorandum 
March 27, 2012 
Page iii 
 
It is possible that the timing of these bond issues could be accelerated by using various 
forms of credit enhancement and/or capitalized interest.   These alternative financing 
structures can be modeled in future drafts based upon input from the Districts’ investment 
bankers.   It is assumed that the bonds would be issued at average interest rates of 7.00% 
and mature serially over a 30-year period.  Costs of Bond Issuance have been estimated 
to be 3.0% of the par amount of the bonds.  It is assumed that Debt Service Reserve 
Funds will also be required.  It is also possible that if buildout rates and assessed 
valuations lag expectations, or if debt service coverage ratio requirements are more than 
1.30%, and if administrative and operating expenditures exceed expectations, the amount 
of the bonds that could be supported will be less than shown on the previous page, and 
the timing of the issuance of these bonds will not occur as soon as indicated. 
 
It is assumed that the net proceeds of the Limited Tax General Obligation Bonds will be 
used to reimburse the Developer for a portion of the infrastructure costs expected to be 
originally funded by the Developer. 
 
The key assumptions with respect to future industrial, and retail buildout, and related 
assessed valuation buildup, within the boundaries of the Financing Districts are presented 
in detail on Schedules 1 and 3.  These assumptions were provided by Management of the 
Districts.  The assessed valuation estimates do not assume any inflationary increases; and 
it is possible that declines in assessed valuation could occur as a result of the depreciation 
of personal property. 
 
The Financial Models are based upon a total of 767,176 square feet of industrial space 
being completed by the end of 2016 (Financing District #2), and 543,825 square feet of 
retail square feet being completed by the end of 2016 (Financing District #3).   
Management of the District has provided the information contained in Schedules 1 and 3, 
and believes these assumptions to be reasonable and appropriate to use for financial 
modeling purposes at this time. 
 
FINANCING DISTRICT #2  – CASH FLOW – EXHIBIT II, PAGE 5 
Exhibit II presents the estimated revenues and expenditures for Financing District #2 
(Industrial). 
 
The primary revenue source consists of property tax revenues generated from a 25.0 mill 
levy.   Other sources of revenue include specific ownership tax revenues (estimated to be 
6.0% of property tax revenues and interest earnings). 
 
Exhibit II expenditures include an annual transfer of 25.0 mills beginning in 2012, 
decreasing to 5.0 mills by 2015, and decreasing to 1.75 mills by 2018 to the Service  
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District’s General Fund.  A 2.0% County Treasurer’s collection fee has also been 
assumed. 
 
 The annual debt service requirements relating to the Series 2017 Limited Tax General 
Obligation Bonds are also presented on this Exhibit (and are shown in detail on Schedule 
2).   Average interest rates of 7.0% and up to 30-year amortization have been assumed.   
All Limited Tax General Obligation Bonds are redeemed by December 1, 2047. 
 
Developer infrastructure reimbursements are projected to total $15,087,500 - $8,487,500 
generated from the issuance of the Series 2017 Bonds and $6,600,000 from property tax 
revenues in excess of annual debt service requirements. 
 
 
FINANCING DISTRICT #3  – CASH FLOW – EXHIBIT III, PAGE 17  
Exhibit III presents the estimated revenues and expenditures for Financing District #3 
(retail). 
 
The primary revenue source consists of property tax revenues generated from a 25.0 mill 
levy.   Other sources of revenue include specific ownership tax revenues (estimated to be 
6.0% of property tax revenues) and interest earnings. 
 
Exhibit III expenditures include an annual transfer of 2.0 mills beginning in 2016, 
decreasing to 1.75 mills by 2018 to the Service District’s General Fund.  A 2.0% County 
Treasurer’s collection fee has also been assumed.   
 
The annual debt service requirements relating to the Series 2017 Limited Tax General 
Obligation Bonds are also presented on this Exhibit (and are shown in detail on Schedule 
2).   Average interest rates of 7.0% and up to 30-year amortization have been assumed.   
All Limited Tax General Obligation Bonds are redeemed by December 1, 2047. 
 
Developer infrastructure reimbursements are projected to total $7,268,000 - $4,268,000 
generated from the issuance of the Series 2017 Bonds and $3,000,000 from property tax 
revenues in excess of annual debt service requirements 
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SERVICE DISTRICT GENERAL FUND - CASH FLOW – EXHIBIT I, PAGE 1 
 
Exhibit I presents the estimated revenues and expenditures for the Service District’s 
General Fund (Service District #1). 
 
The primary ongoing general fund revenue source is assumed to be property tax revenue 
transfers of 25.0 mills beginning in 2012, decreasing to 1.75mills by 2018.    
 
Service District General Fund expenditures (which were developed by Pinnacle 
Consulting Group, Inc.)  are presented on Exhibit I, and include landscaping, accounting, 
audit, district management and administration, insurance, and dues.  All administrative, 
operating, and maintenance costs have been inflated 3% annually beginning in 2013.  It 
may be possible to reimburse the developer for infrastructure advances from available 
cash balances although we have not shown this on Exhibit I.  
 
DISCLAIMER AND LIMITATIONS 
The assumptions disclosed in the Financial Models are those of Management of the 
Districts and have not been independently reviewed by Stan Bernstein and Associates, 
Inc.   Those assumptions identified are believed to be the significant factors in 
determining financial feasibility; however, they are likely not to be all-inclusive.  There 
will usually be differences between forecasted and actual results, because events and 
circumstances frequently do not occur as expected, and those differences may be 
material.  Key assumptions – like those relating to market values of real and personal 
property improvements and the buildout schedule of such property – are particularly 
sensitive in terms of the timing necessary to create the tax base for the Financing 
Districts.   A small variation in these variables, and to their timing, can have a large effect 
on the forecasted results.   There is a high probability that the forecasted results will 
differ from realized future tax base factors.  Additionally, other key assumptions relating 
to inflation, assessment ratios, interest rates, debt service coverage requirements, personal 
property values, and infrastructure, administrative and operating costs may, and likely 
will, vary from those assumed. 
 
Because Stan Bernstein and Associates, Inc. has not independently evaluated or reviewed 
the assumptions that the Financial Models are based upon, we do not vouch for the 
achievability of the information presented on Exhibits I - III and on Schedules 1 - 4.  
Furthermore, because of the inherent nature of future events, which are subject to change 
and variation as events and circumstances change, the actual results may vary materially 
from the results presented on Exhibits I – III  and on Schedules 1 - 4.  Stan Bernstein and 
Associates, Inc. has no responsibility or obligation to update this information or these 
Financial Models for events occurring after the date of this memorandum. 
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The actual amount of Limited Tax General Obligation Bonds that could be supported by 
the Districts will depend on the rate of buildout and the related increases in assessed 
valuation, interest rates and debt service coverage requirements, and the actual amounts 
needed to pay for the Districts’ administrative and operating costs.  In the event that the 
Districts’ actual operating and administrative expenses are more than anticipated on 
Exhibit I, the amount of General Obligation Bonds that could actually be supported by 
the Districts could be less than shown. 
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