






( c) Concept Plan: Development shall be in general conformance with the Concept Plan 
attached as Exhibit C. Revisions to Exhibit C are subject to the approval of the Director 
of Development Services at the time of approval of the preliminary plat and shall not 
constitute a rezoning application. Revisions to lot sizes shown on the Concept Plan shall 
be approved by the Director of Development Services as long as they meet the criteria 
noted in Section (b)4 (Percentage of Lot Sizes). Revisions to street layouts, as well as open 
space size and configuration, shall be approved by the Director of Development Services 
as long as they meet all applicable City Regulations, as modified by this Agreement. 

( d) Open Space: The overall open space shall not be less than 15% of the gross area of the 
Property, measured at the time the last final plat of the Property is approved. The required 
program elements/amenities shall be as noted on Exhibit E. Changes to program elements 
and locations noted in Exhibit E are subject to approval by the Director of Development 
Services at the time of approval of the preliminary plat and shall not constitute a rezoning 
application. Open fencing is required on residential lot lines siding or backing to open 
spaces unless otherwise noted on Exhibit E or approved by the Director of Development 
Services at the time of approval of the preliminary plat. One minimum 3-inch caliper tree 
is required in the back yard of residential lots the rear of which is adjacent to the existing 
Atmos Gas easement. 

(e) Landscape Setbacks: The required landscape setbacks adjacent to major thoroughfares 
shall average a minimum of 40' in width and be as generally depicted in the landscape 
buffers shown on Exhibit E. The total area of the setback shall be no less than the linear 
frontage along the thoroughfare times 40' in width except as shown on Exhibit E. There 
shall be a minimum landscape setback (buffer) of 15' along County Road 58. Screening 
shall be as generally depicted on Exhibit E. 
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(c) The City’s obligation with respect to the payment of the Costs of the Improvement 
Area #2 Improvements shall be limited to the lesser of the Actual Costs or Budgeted Costs, and 
shall be payable solely from amounts on deposit for the payment of such Costs as provided herein 
and in the Indenture.  The Developer agrees and acknowledges that it is responsible for all Cost 
Overruns and all expenses related to the Improvement Area #2 Improvements, qualified, however, 
by the distribution of Cost Underrun monies, as detailed in Section 4.04. 

(d) The City shall have no responsibility whatsoever to the Developer with respect to 
the investment of any funds held in the Project Fund by the Trustee under the provisions of the 
Indenture, including any loss of all or a portion of the principal invested or any penalty for 
liquidation of an investment.   

(e) The proceeds from the issuance and sale of the Bonds shall be deposited in 
accordance with the Indenture. 

(f) The Developer acknowledges that any lack of availability of amounts in the funds 
or accounts established in the Indenture to pay the Costs of the Improvement Area #2 
Improvements shall in no way diminish any obligation of the Developer with respect to the 
construction of or contributions for the Improvement Area #2 Improvements required by this 
Agreement, the Development Agreement, or any other agreement to which the Developer is a party 
or any governmental approval to which the Developer or any land within the District is subject. 

Section 3.02 Funds and Accounts.  All disbursements from the Improvement Area #2 
Improvements Account of the Project Fund shall be made by the City in accordance with 
provisions of the Development Agreement, the Service and Assessment Plan, this Agreement, and 
the Indenture. 

ARTICLE IV 
CONSTRUCTION OF THE IMPROVEMENT AREA #2 IMPROVEMENTS 

 
Section 4.01. Duty of Developer to Construct. 

(a) All Improvement Area #2 Improvements shall be constructed by or at the direction 
of the Developer in accordance with the Plans and in accordance with this Agreement and the 
Development Agreement. The Developer shall perform, or cause to be performed, all of its 
obligations and shall conduct, or cause to be conducted, all operations with respect to the 
construction of Improvement Area #2 Improvements in a good, workmanlike and commercially 
reasonable manner, with the standard of diligence and care normally employed by duly qualified 
persons utilizing their commercially reasonable efforts in the performance of comparable work 
and in accordance with generally accepted practices appropriate to the activities undertaken.  The 
Developer shall employ at all times adequate staff or consultants with the requisite experience 
necessary to administer and coordinate all work related to the design, engineering, acquisition, 
construction and installation of all Improvement Area #2 Improvements, to be acquired and 
accepted by the City, from the Developer as provided in this Agreement. 
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(b) The Developer shall not be relieved of its obligation to construct or cause to be 
constructed each Improvement Area #2 Improvement and, upon completion, inspection, and 
acceptance, convey each such Improvement Area #2 Improvement to the City, in accordance with 
the terms hereof, even if there are insufficient funds in the Project Fund or other funds or account 
created under the Indenture to pay the Actual Costs thereof.  In any event, this Agreement shall 
not affect any obligation of the Developer under any other agreement to which the Developer is a 
party or any governmental approval to which the Developer or any land within the District is 
subject, with respect to the Improvement Area #2 Improvements required in connection with the 
development of the land within Improvement Area #2 of the District. 

Section 4.02.  No Competitive Bidding.  The Improvement Area #2 Improvements shall 
not require competitive bidding pursuant to Section 252.022(a)(9) of the Texas Local Government 
Code, as amended.   

Section 4.03. Independent Contractor.  In performing this Agreement, the Developer is 
an independent contractor and not the agent or employee of the City with respect to the 
Improvement Area #2 Improvements. 

Section 4.04.  Remaining Funds After Completion of an Improvement Area #2 
Improvement.  Upon the Final Completion of an Improvement Area #2 Improvement and payment 
of all outstanding invoices for such Improvement Area #2 Improvement, if the Actual Cost of such 
Improvement Area #2 Improvement is less than the Budgeted Cost of such Improvement Area #2 
Improvement (a “Cost Underrun”), any remaining Budgeted Cost may be made available to pay 
Cost Overruns on any other Improvement Area #2 Improvement.  The City or the Administrator 
on behalf of the City shall promptly confirm that such remaining amounts are available to pay such 
Cost Overruns, and the Developer, the Administrator and the City Representative will agree how 
to use such moneys to secure the payment and performance of the work for other Improvement 
Area #2 Improvements and shall include this update in the next Annual Service Plan Update.  Any 
Cost Underrun for any Improvement Area #2 Improvement is available to pay Cost Overruns on 
any other Improvement Area #2 Improvement.  

Section 4.05.  Contracts and Change Orders.  The Developer shall be responsible for 
entering into all contracts and any supplemental agreements (herein referred to as “change orders”) 
required for the construction of the Improvement Area #2 Improvements.  Developer or its 
contractors may approve and implement any change orders, even if such change order would 
increase the Cost of an Improvement Area #2 Improvement, but the Developer shall be solely 
responsible for payment of any Cost Overruns resulting from such change orders except to the 
extent amounts are available pursuant to Section 4.04. If any change order is for work that requires 
changes to be made by an engineer to the construction and design documents and plans previously 
approved under Section 4.01, then such revisions made by an engineer must be submitted to the 
City for approval by the City’s engineer prior to execution of the change order. 
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ARTICLE V 
ACQUISITION, CONSTRUCTION, AND PAYMENT 

 
 Section 5.01.  Payment Requests for Disbursements at Closing.  In order to receive the 
disbursement from the Costs of Issuance Account of the Project Fund or the Improvement Area 
#2 Improvements Account of the Project Fund, as applicable, at closing of the Bonds, related to 
costs of issuance of such bonds or costs incurred in the creation of the District, the Developer shall 
execute a Closing Disbursement Request, substantially in the form of Exhibit A hereto or 
otherwise acceptable and agreed to by the City, to be delivered to the City no less than five (5) 
business days prior to the scheduled Closing Date for the Bonds, for payment in accordance with 
the provisions of the Indenture.  In order to receive the disbursement for an Improvement Area #2 
Improvement, other than for legal fees, costs incurred by the Developer in connection with the 
issuance of the Bonds or in the creation of the District as described above, from the Improvement 
Area #2 Improvements Account of the Project Fund at closing of the Bonds, the Developer shall 
execute a Certification for Payment, substantially in the form of Exhibit B hereto or otherwise 
agreed to by the City, to be delivered to the City no later than fifteen (15) business days prior to 
the scheduled Closing Date for the Bonds, for payment in accordance with the provisions of the 
Indenture and Section 5.02 herein.  Upon approval by the City, the City shall submit to the Trustee 
either (i) a Closing Disbursement Request and/or a Certification for Payment, as applicable, or (ii) 
the closing memorandum to be issued by the City’s financial advisor directing the Trustee to make 
disbursement from the Costs of Issuance Account of the Project Fund or the Improvement Area 
#2 Improvements Account of the Project Fund, as applicable. 

Section 5.02.  Certification for Payment for an Improvement Area #2 Improvement. 

(a) No payment hereunder shall be made from the Project Fund to the Developer for 
work on an Improvement Area #2 Improvement, except as provided above with respect to legal 
fees, costs incurred by the Developer in connection with the issuance of the Bonds or in the creation 
of the District as described above, until a Certification for Payment is received from the Developer.  
Upon receipt of a Certification for Payment substantially in the form of Exhibit B hereto (and all 
accompanying documentation required by the City) from the Developer, the City Inspector shall 
conduct a review in order to confirm that such request is complete, that the work with respect to 
such Improvement Area #2 Improvement identified therein for which payment is requested was 
completed in accordance with all applicable governmental laws, rules and regulations and 
applicable Plans therefor and with the terms of this Agreement, the Development Agreement, and 
to verify and approve the Actual Cost of such work specified in such Certification for Payment 
(collectively, the “Developer Compliance Requirements”).    The City Inspector and/or the City 
Representative shall also conduct such review as is required in his discretion to confirm the matters 
certified in the Certification for Payment.  The Developer agrees to cooperate with the City 
Inspector and/or City Representative in conducting each such review and to provide the City 
Inspector and/or City Representative with such additional information and documentation as is 
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reasonably necessary for the City Inspector and/or City Representative to conclude each such 
review. 

 
(b) Within fifteen (15) business days of receipt of any Certification for Payment, the 

City Representative shall either (i) approve and execute the Certification for Payment and forward 
the same to the Administrator for approval and delivery to the Trustee for payment to the 
Developer in accordance with Section 5.03(a) hereof or (ii) in the event the City Representative 
disapproves the Certification for Payment, give written notification to the Developer of the City 
Representative’s disapproval, in whole or in part, of such Certification for Payment, specifying the 
reasons for such disapproval and the additional requirements to be satisfied for approval of such 
Certification for Payment.  If a Certification for Payment seeking reimbursement is approved only 
in part, the City Representative shall specify the extent to which the Certification for Payment is 
approved and shall deliver such partially approved Certification for Payment to the Administrator 
for approval in accordance with Section 5.03 hereof and delivery to the Developer in accordance 
with Section 5.02(c) hereof, and any such partial work shall be processed for payment under 
Section 5.03 notwithstanding such partial denial. 

 
(c) If the City Representative denies the Certification for Payment, the denial must be 

in writing, stating the reason(s) for denial. The denial may be appealed to the City Council by the 
Developer in writing within thirty (30) days of being denied by the City Representative.  Denial 
of the Certification for Payment by the City Council shall be attempted to be resolved by half-day 
mediation between the parties in the event an agreement is not otherwise reached by the parties, 
with the mediator’s fee being paid by Developer.  The Certification for Payment shall not be 
forwarded to the Trustee for payment until the dispute is resolved by the City and the Developer. 

(d) The Developer shall deliver the approved or partially approved Certification for 
Payment to the Trustee for payment and the City shall direct the Trustee to make such payment 
from the Project Fund in accordance with Section 5.03 below. 

Section 5.03.  Payment for Improvement Area #2 Improvement. 

(a) Upon receipt of a reviewed and approved Certification for Payment, the Trustee 
shall make payment from the Improvement Area #2 Improvements Account of the Project Fund 
pursuant to the terms of the Certification for Payment and the Indenture in an amount not to exceed 
the Budgeted Cost for the particular Improvement Area #2 Improvement, unless a Cost Overrun 
amount has been approved for a particular Improvement Area #2 Improvement. If a Cost Overrun 
amount has been approved, then the amount reimbursed shall not exceed the Budgeted Amount 
plus the approved Cost Overrun amount.    

(b) Approved Certifications for Payment that await reimbursement shall not accrue 
interest.  
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(c) Notwithstanding any other provisions of this Agreement, when payment is made, 
the City shall direct the Trustee to make payment directly to the general contractor or supplier of 
materials or services or jointly to Developer (or any permitted assignee of such Developer) and 
the general contractor or supplier of materials or services, as indicated in an approved Certification 
for Payment, out of available and appropriate funds in the Project Fund.  If the request for payment 
results in ninety percent (90%) or more of the Budgeted Costs for such Improvement Area #2 
Improvement identified in such request for payment being paid, then the City shall direct the 
Trustee to hold the payment until work with respect to that Improvement Area #2 Improvement 
has been completed and accepted by the City.  If an unconditional lien release related to the items 
referenced in the Certification for Payment is attached to such Certification for Payment, the City 
shall direct the Trustee to make such payment to the Developer or any permitted assignee of the 
Developer.  In the event the Developer provides a general contractor’s or supplier of materials’ 
unconditional lien release for a portion of the work covered by a Certification for Payment, the 
City shall direct the Trustee to make such payment directly to the Developer or any permitted 
assignee of the Developer to the extent of such lien release. 

(d) Notwithstanding any other provisions of this Agreement, except for amounts 
submitted on a Closing Disbursement Request for payment of legal fees, costs of creation of the 
District and other costs of issuance incurred by the Developer, no payment from the Improvement 
Area #2 Improvements Account of the Project Fund shall be made for the first $______ in monies 
spent on the Improvement Area #2 Improvements (the “Prior Expended Funds”) for the Actual 
Costs of the Improvement Area #2 Improvements submitted pursuant to a Certification for 
Payment, which Certification for Payment (or portion thereof) shall be submitted to evidence the 
Prior Expended Funds. The Developer may be reimbursed for the Actual Costs of the Improvement 
Area #2 Improvements submitted pursuant to a Certification for Payment in excess of the 
Expended Funds. 

(e) Withholding Payments. 

Nothing in this Agreement shall be deemed to prohibit the Developer or the City from 
contesting in good faith the validity or amount of any mechanics or materialman’s lien and/or 
judgment nor limit the remedies available to the Developer or the City with respect thereto, 
including the withholding of any payment that may be associated with the exercise of such remedy, 
so long as such delay in performance shall not subject the Improvement Area #2 Improvement to 
foreclosure, forfeiture, or sale.  In the event that any such mechanics or materialman’s lien and/or 
judgment with respect to any Improvement Area #2 Improvement is contested, the Developer shall 
post or cause delivery of a surety bond in the amount determined by the City or City may decline 
to accept the Improvement Area #2 Improvements until such mechanics or materialman’s lien 
and/or judgment is satisfied. 
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ARTICLE VI 
OWNERSHIP AND TRANSFER OF IMPROVEMENT AREA #2 IMPROVEMENT  

 
 Section 6.01.  Improvement Area #2 Improvement to be Owned by the City– Title 
Evidence.  If required by the City, the Developer shall furnish to the City a preliminary title report 
for land with respect to an Improvement Area #2 Improvement to be acquired and accepted by the 
City from the Developer and not previously dedicated or otherwise conveyed to the City for review 
and approval at least thirty (30) calendar days prior to the transfer of title of an Improvement Area 
#2 Improvement to the City.  The City shall approve the preliminary title report unless it reveals a 
matter which, in the reasonable judgment of the City, could materially affect the City’s clean title 
or use and enjoyment of any part of the property or easement covered by the preliminary title 
report.  In the event the City does not approve the preliminary title report, the City shall not be 
obligated to accept title to the Improvement Area #2 Improvement until the Developer has cured 
such objections to title to the satisfaction of the City. 

 Section 6.02.  Improvement Area #2 Improvement Constructed on City Land or Developer 
Land.  If the Improvement Area #2 Improvement is on land owned by the City, the City hereby 
grants to the Developer a license to enter upon such land for purposes related to construction (and 
maintenance pending acquisition and acceptance) of the Improvement Area #2 Improvement.  If 
the Improvement Area #2 Improvement is on land owned by the Developer, the Developer hereby 
grants to the City an easement to enter upon such land for purposes related to inspection and 
maintenance (pending acquisition and acceptance) of the Improvement Area #2 Improvement.  The 
grant of the permanent easement shall not relieve the Developer of any obligation to grant the City 
title to property and/or easements related to the Improvement Area #2 Improvement as required 
by the Development Agreement or as should in the City’s reasonable judgment be granted to 
provide for convenient access to and routine and emergency maintenance of such Improvement 
Area #2 Improvement.  The provisions for inspection and acceptance of such Improvement Area 
#2 Improvement otherwise provided herein shall apply.   

ARTICLE VII 
REPRESENTATIONS, WARRANTIES AND COVENANTS 

 
 Section 7.01.  Representations, Covenants and Warranties of the Developer.  The 
Developer represents and warrants for the benefit of the City as follows: 

(a) Organization.  The Developer is a limited liability company duly formed, organized 
and validly existing under the laws of the State of Texas, is in compliance with the laws of the 
State of Texas, and has the power and authority to own its properties and assets and to fulfill its 
obligations in this Agreement and the Development Agreement and to carry on its business in the 
State of Texas as now being conducted as hereby contemplated. 
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(b) Authority.  The Developer has the power and authority to enter into this Agreement 
and has taken all action necessary to cause this Agreement to be executed and delivered, and this 
Agreement has been duly and validly executed and delivered by the Developer. 

(c) Binding Obligation.  This Agreement is a legal, valid and binding obligation of the 
Developer, enforceable against the Developer in accordance with its terms, subject to bankruptcy 
and other equitable principles. 

(d) Compliance with Law.  The Developer shall not commit, suffer or permit any act 
to be done in, upon or to the lands in the District or the Improvement Area #2 Improvements in 
violation of any law, ordinance, rule, regulation or order of any governmental authority or any 
covenant, condition or restriction now or hereafter affecting the lands in the District or the 
Improvement Area #2 Improvements. 

(e) Requests for Payment.  The Developer represents and warrants that (i) it will not 
request payment from the Project Fund for the acquisition construction or installation of any 
improvements that are not part of the Costs associated with the Improvement Area #2 
Improvements, and (ii) it will diligently follow all procedures set forth in this Agreement with 
respect to the Certifications for Payment. 

(f) Financial Records.  For a period of two years after completion of the Improvement 
Area #2 Improvements, the Developer covenants to maintain proper books of record and account 
for the construction of the Improvement Area #2 Improvements and all Costs related thereto.  Such 
accounting books shall be maintained in accordance with generally accepted accounting principles, 
and shall be available for inspection by the City or its agents at any reasonable time during regular 
business hours on reasonable notice. 

(g) Plans.  The Developer represents that it has obtained or will obtain approval of the 
Plans from all appropriate departments of the City and from any other public entity or public utility 
from which such approval must be obtained.  The Developer further agrees that, subject to the 
terms hereof, the Improvement Area #2 Improvements have been or will be constructed in full 
compliance with such Plans and any change orders thereto consistent with the Act, this Agreement 
and the Development Agreement. Developer shall provide as-built plans for all Improvement Area 
#2 Improvements to the City. 

(h) Additional Information.  The Developer agrees to cooperate with all reasonable 
written requests for nonproprietary information by the initial purchaser of the Bonds, the City 
Manager and the City Representative related to the status of construction of the Improvement Area 
#2 Improvements within the District, the anticipated completion dates for future improvements 
and any other matter that the initial purchaser of the Bonds or City Representative deems material 
to the investment quality of the Bonds.  
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 (i) Continuing Disclosure Agreement.  The Developer agrees to provide the 
information required pursuant to the Continuing Disclosure Agreement of the Developer executed 
by the Developer in connection with the Bonds. 

(j) Tax Certificate.  The City will deliver a certificate relating to the Bonds (such 
certificate, as it may be amended and supplemented from time to time, being referred to herein as 
the “Tax Certificate”) containing covenants and agreements designed to satisfy the requirements 
of 26 U.S. Code Sections 103 and 141 through 150, inclusive, and the federal income tax 
regulations issued thereunder relating to the use of the proceeds of the Bonds or of any monies, 
securities or other obligations on deposit to the credit of any of the funds and accounts created by 
the Indenture or this Agreement or otherwise that may be deemed to be proceeds of the Bonds 
within the meaning of 26 U.S. Code Section 148 (collectively, “Bond Proceeds”). 

The Developer covenants to provide, or cause to be provided, such facts and estimates as 
the City reasonably considers necessary to enable it to execute and deliver its Tax Certificate.  The 
Developer further covenants that (i) such facts and estimates will be based on its reasonable 
expectations on the date of issuance of the Bonds and will be, to the best of the knowledge of the 
officers of the Developer providing such facts and estimates, true, correct and complete as of that 
date, and (ii) the Developer will make reasonable inquires to ensure such truth, correctness and 
completeness.  The Developer covenants that it will not make, or (to the extent that it exercises 
control or direction) permit to be made, any use or investment of the Bond Proceeds (including, 
but not limited to, the use of the Improvement Area #2 Improvements) that would cause any of the 
covenants or agreements of the City contained in the Tax Certificate to be violated or that would 
otherwise have an adverse effect on the tax-exempt status of the interest payable on the Bonds for 
federal income tax purposes. 

(k)  Financial Resources.  The Developer represents and warrants that it has the 
financial resources, or the ability to obtain sufficient financial resources, to meet its obligations 
under this Agreement, the Service and Assessment Plan and the Development Agreement. 

Section 7.02.  Indemnification and Hold Harmless.  THE DEVELOPER SHALL 
INDEMNIFY AND HOLD HARMLESS THE CITY INSPECTOR, THE CITY, ITS 
OFFICIALS, EMPLOYEES, OFFICERS, REPRESENTATIVES AND AGENTS (EACH AN 
“INDEMNIFIED PARTY”), FROM AND AGAINST ALL ACTIONS, DAMAGES, CLAIMS, 
LOSSES OR EXPENSE OF EVERY TYPE AND DESCRIPTION TO WHICH THEY MAY BE 
SUBJECTED OR PUT: (I) BY REASON OF, OR RESULTING FROM THE BREACH OF ANY 
PROVISION OF THIS AGREEMENT BY THE DEVELOPER; (II) THE NEGLIGENT 
DESIGN, ENGINEERING, AND/OR CONSTRUCTION BY THE DEVELOPER OR ANY 
ARCHITECT, ENGINEER OR CONTRACTOR HIRED BY THE DEVELOPER OF ANY OF 
THE IMPROVEMENT AREA #2 IMPROVEMENTS ACQUIRED FROM THE DEVELOPER 
HEREUNDER; (III) THE DEVELOPER’S NONPAYMENT UNDER CONTRACTS 
BETWEEN THE DEVELOPER AND ITS CONSULTANTS, ENGINEERS, ADVISORS, 
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CONTRACTORS, SUBCONTRACTORS AND SUPPLIERS IN THE PROVISION OF THE 
IMPROVEMENT AREA #2 IMPROVEMENTS; (IV) ANY CLAIMS OF PERSONS 
EMPLOYED BY THE DEVELOPER OR ITS AGENTS TO CONSTRUCT THE 
IMPROVEMENT AREA #2 IMPROVEMENTS; OR (V) ANY CLAIMS AND SUITS OF 
THIRD PARTIES, INCLUDING BUT NOT LIMITED TO DEVELOPER’S RESPECTIVE 
PARTNERS, OFFICERS, DIRECTORS, EMPLOYEES, REPRESENTATIVES, AGENTS, 
SUCCESSORS, ASSIGNEES, VENDORS, GRANTEES AND/OR TRUSTEES, REGARDING 
OR RELATED TO THE IMPROVEMENT AREA #2 IMPROVEMENTS OR ANY 
AGREEMENT OR RESPONSIBILITY REGARDING THE IMPROVEMENT AREA #2 
IMPROVEMENTS, INCLUDING CLAIMS AND CAUSES OF ACTION WHICH MAY ARISE 
OUT OF THE SOLE OR PARTIAL NEGLIGENCE OF AN INDEMNIFIED PARTY (THE 
“CLAIMS”).  NOTWITHSTANDING THE FOREGOING, NO INDEMNIFICATION IS GIVEN 
HEREUNDER FOR ANY ACTION, DAMAGE, CLAIM, LOSS OR EXPENSE DETERMINED 
BY A COURT OF COMPETENT JURISDICTION TO BE DIRECTLY ATTRIBUTABLE TO 
THE WILLFUL MISCONDUCT OF ANY INDEMNIFIED PARTY, DEVELOPER IS 
EXPRESSLY REQUIRED TO DEFEND CITY AGAINST ALL SUCH CLAIMS, AND CITY 
IS REQUIRED TO REASONABLY COOPERATE AND ASSIST DEVELOPER IN 
PROVIDING SUCH DEFENSE. 

IN ITS REASONABLE DISCRETION, CITY SHALL HAVE THE RIGHT TO 
APPROVE OR SELECT DEFENSE COUNSEL TO BE RETAINED BY DEVELOPER IN 
FULFILLING ITS OBLIGATIONS HEREUNDER TO DEFEND AND INDEMNIFY THE 
INDEMNIFIED PARTIES, UNLESS SUCH RIGHT IS EXPRESSLY WAIVED BY CITY IN 
WRITING.  THE INDEMNIFIED PARTIES RESERVE THE RIGHT TO PROVIDE A 
PORTION OR ALL OF THEIR/ITS OWN DEFENSE, AT THEIR/ITS SOLE COST; 
HOWEVER, INDEMNIFIED PARTIES ARE UNDER NO OBLIGATION TO DO SO.  ANY 
SUCH ACTION BY AN INDEMNIFIED PARTY IS NOT TO BE CONSTRUED AS A 
WAIVER OF DEVELOPER’S OBLIGATION TO DEFEND INDEMNIFIED PARTIES OR AS 
A WAIVER OF DEVELOPER’S OBLIGATION TO INDEMNIFY INDEMNIFIED PARTIES, 
PURSUANT TO THIS AGREEMENT.  DEVELOPER SHALL RETAIN CITY-APPROVED 
DEFENSE COUNSEL WITHIN SEVEN (7) BUSINESS DAYS OF WRITTEN NOTICE FROM 
AN INDEMNIFIED PARTY THAT IT IS INVOKING ITS RIGHT TO INDEMNIFICATION 
UNDER THIS AGREEMENT.  IF DEVELOPER FAILS TO RETAIN COUNSEL WITHIN 
SUCH TIME PERIOD, INDEMNIFIED PARTIES SHALL HAVE THE RIGHT TO RETAIN 
DEFENSE COUNSEL ON ITS OWN BEHALF, AND DEVELOPER SHALL BE LIABLE FOR 
ALL REASONABLE COSTS INCURRED BY INDEMNIFIED PARTIES. 

THIS SECTION 7.02 SHALL SURVIVE THE TERMINATION OF THIS 
AGREEMENT. 
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THE PARTIES AGREE AND STIPULATE THAT THIS INDEMNIFICATION 
COMPLIES WITH THE CONSPICUOUSNESS REQUIREMENT AND THE EXPRESS 
NEGLIGENCE TEST, AND IS VALID AND ENFORCEABLE AGAINST THE DEVELOPER. 

Section 7.03.  Use of Monies by City; Changes to Indenture.  The City agrees not to take 
any action or direct the Trustee to take any action to expend, disburse or encumber the monies held 
in the Project Fund and any monies to be transferred thereto for any purpose other than the 
purposes permitted by the Indenture.  Prior to the acceptance of all the Improvement Area #2 
Improvements, the City agrees not to modify or supplement the Indenture without the approval of 
the Developer if as a result or as a consequence of such modification or supplement: (a) the amount 
of monies that would otherwise have been available under the Indenture for disbursement for the 
Costs of the Improvement Area #2 Improvements is reduced, delayed or deferred, (b) the 
obligations or liabilities of the Developer is or may be substantially increased or otherwise 
adversely affected in any manner, or (c) the rights of the Developer is or may be modified, limited, 
restricted or otherwise substantially adversely affected in any manner. 

Section 7.04.  No Reduction of Assessments.  The Developer agrees not to take any action 
or actions to reduce the total amount of such Assessments to be levied as of the effective date of 
this Agreement. 

ARTICLE VIII 
TERMINATION 

 Section 8.01.  Mutual Consent.  This Agreement may be terminated by the mutual, written 
consent of the City and the Developer, in which event the City may either execute contracts for or 
perform any remaining work related to the Improvement Area #2 Improvements not accepted by 
the City or other appropriate entity and use all or any portion of funds on deposit in the Project 
Fund or other amounts transferred to the Project Fund under the terms of the Indenture to pay for 
same, and the Developer shall have no claim or right to any further payments for the Costs of an 
Improvement Area #2 Improvement hereunder, except as otherwise may be provided in such 
written consent. 

 Section 8.02.  City’s Election for Cause. 

 (a) The City, upon notice to Developer and the passage of the cure period identified in 
subsection (b) below, may terminate this Agreement, without the consent of the Developer if the 
Developer shall breach any material covenant or default in the performance of any material 
obligation hereunder.   

 (b)  If any such event described in Section 8.02(a) occurs, the City shall give written 
notice of its knowledge of such event to the Developer, and the Developer agrees to promptly meet 
and confer with the City Inspector and other appropriate City staff and consultants as to options 
available to assure timely completion, subject to the terms of this Agreement, of the Improvement 
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Area #2 Improvements.  Such options may include, but not be limited to, the termination of this 
Agreement by the City.  If the City elects to terminate this Agreement, the City shall first notify 
the Developer (and any mortgagee or trust deed beneficiary specified in writing by the Developer 
to the City to receive such notice) of the grounds for such termination and allow the Developer a 
minimum of 45 days to eliminate or to mitigate to the satisfaction of the City the grounds for such 
termination.  Such period may be extended, at the sole discretion of the City, if the Developer, to 
the reasonable satisfaction of the City, is proceeding with diligence to eliminate or mitigate such 
grounds for termination.  If at the end of such period (and any extension thereof), as determined 
reasonably by the City, the Developer has not eliminated or completely mitigated such grounds to 
the satisfaction of the City, the City may then terminate this Agreement.  In the event of the 
termination of this Agreement, the Developer is entitled to payment for work accepted by the City 
related to an Improvement Area #2 Improvement only as provided for under the terms of the 
Indenture and this Agreement prior to the termination date of this Agreement.  Notwithstanding 
the foregoing, so long as the Developer has breached any material covenant or defaulted in the 
performance of any material obligation hereunder, notice of which has been given by the City to 
the Developer, and such event has not been cured or otherwise eliminated by the Developer, the 
City may in its discretion cause the Trustee to cease making payments for the Actual Costs of 
Improvement Area #2 Improvements, provided that the Developer shall receive payment of the 
Actual Costs of any Improvement Area #2 Improvements that were accepted by the City at the 
time of the occurrence of such breach or default by the Developer upon submission of the 
documents and compliance with the other applicable requirements of this Agreement.   

 (c) If this Agreement is terminated by the City for cause, the City may either execute 
contracts for or perform any remaining work related to the Improvement Area #2 Improvements 
not accepted by the City and use all or any portion of the funds on deposit in the Project Fund or 
other amounts transferred to the Project Fund and the Developer shall have no claim or right to 
any further payments for the Improvement Area #2 Improvements hereunder, except as otherwise 
may be provided upon the mutual written consent of the City and the Developer.  The City shall 
have no obligation to perform any work related to an Improvement Area #2 Improvement or to 
incur any expense or cost in excess of the remaining balance of the Project Fund.  

 Section 8.03. Termination Upon Redemption or Defeasance of Bonds.  This Agreement 
will terminate automatically and with no further action by the City or the Developer upon the 
redemption or defeasance of all outstanding Bonds (including any refunding bonds issued to refund 
the Bonds) issued under the Indenture. 

 Section 8.04. Construction of the Improvement Area #2 Improvements Upon Termination 
of this Agreement.  Notwithstanding anything to the contrary contained herein, upon the 
termination of this Agreement pursuant to this Article VIII, the Developer shall perform its 
obligations with respect to the Improvement Area #2 Improvements in accordance with this 
Agreement and the Development Agreement.  
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 Section 8.05. Force Majeure.  Whenever performance is required of a party hereunder, 
that party shall use all due diligence and take all necessary measures in good faith to perform, but 
if completion of performance is delayed by reasons of floods, earthquakes or other acts of God, 
war, civil commotion, riots, strikes, picketing or other labor disputes, damage to work in progress 
by casualty or by other cause beyond the reasonable control of the party (financial inability 
excepted) (“Force Majeure”), then the specified time for performance shall be extended by the 
amount of the delay actually so caused.  The extension of time to perform allowed by this Section 
8.05 shall not apply unless, upon the occurrence of an event of Force Majeure, the party needing 
additional time to perform notifies the other party of the event of Force Majeure and the amount 
of additional time reasonably required within ten (10) business days of the occurrence of the event 
of Force Majeure. 

ARTICLE IX 
MISCELLANEOUS 

 
 Section 9.01.  Limited Liability of City.  The Developer agrees that any and all obligations 
of the City arising out of or related to this Agreement are special obligations of the City, and the 
City’s obligations to make any payments hereunder are restricted entirely to the moneys, if any, in 
the Project Fund and from no other source.  Neither the City, the City Inspector, City 
Representative nor any other City employee, officer, official or agent shall incur any liability 
hereunder to the Developer or any other party in their individual capacities by reason of their 
actions hereunder or execution hereof. 

 Section 9.02. Audit.  The City Inspector, City Representative or a finance officer of the 
City shall have the right, during normal business hours and upon the giving of three business days’ 
prior written notice to a Developer, to review all books and records of the Developer pertaining to 
costs and expenses incurred by the Developer with respect to any of the Improvement Area #2 
Improvements and any bids taken or received for the construction thereof or materials therefor. 

 Section 9.03.  Notices.  Any notice, payment or instrument required or permitted by this 
Agreement to be given or delivered to any party shall be deemed to have been received when 
personally delivered 72 hours following deposit of the same in any United States Post Office, 
registered or certified mail, postage prepaid, addressed as follows: 

To the City: Attn: City Manager 
 City of Celina, Texas 
 142 N. Ohio 
 Celina, Texas 75009 
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  With a copy to:  Attn: Julie Fort 
 Messer Fort PLLC 
 6371 Preston Road, Suite 200 
 Frisco, TX 75034 
 
            And to: Attn:  Bond Counsel 

     Robert Dransfield 
 Norton Rose Fulbright US LLP 
 2200 Ross Avenue, Suite 3600 
 Dallas, Texas 75201-7932 
 

  To the Developer: Attn:  Larry Corson and Brian Cramer 
     CCD – North Sky, LLC 

8222 Douglas Avenue, Suite 530 
Dallas, Texas 75225 

   
  With a copy to: Attn: Drew Slone 
     Greenberg Traurig, LLP  

2021 McKinney Avenue 
Suite 2000 

     Dallas, Texas 75201     
      

Any party may change its address or addresses for delivery of notice by delivering written 
notice of such change of address to the other party. 

The City shall advise the Developer of the name and address of any person who is to receive 
any notice or other communication pursuant to this Agreement. 

Section 9.04.  Severability.  If any part of this Agreement is held to be illegal or 
unenforceable by a court of competent jurisdiction, the remainder of this Agreement shall be given 
effect to the fullest extent possible. 

Section 9.05.  Successors and Assigns.  This Agreement shall be binding upon and inure 
to the benefit of the successors and assigns of the parties hereto.  Any receivables due under this 
Agreement may be assigned by the Developer without the consent of, but upon written notice to 
the City pursuant to Section 9.03 of this Agreement. The obligations, requirements, or covenants 
of this Agreement shall be able to be assigned to an affiliate or related entity of the Developer, or 
any lien holder on the Property, without prior written consent of the City. The obligations, 
requirements, or covenants of this Agreement shall not be assigned by the Developer to a non-
affiliate or non-related entity of the Developer without prior written consent of the City Manager, 
except pursuant to a collateral assignment to any person or entity providing construction financing 
to the Developer for an Improvement Area #2 Improvement, provided such person or entity 
expressly agrees to assume all obligations of the Developer hereunder if there is a default under 
such financing and such Person elects to complete the Improvement Area #2 Improvement.  No 
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such assignment shall be made by the Developer or any successor or assignee of the Developer 
that results in the City being an “obligated person” within the meaning of Rule 15c2-12 of the 
United States Securities and Exchange Commission without the express written consent of the 
City.  In connection with any consent of the City, the City may condition its consent upon the 
acceptability of the financial condition of the proposed assignee, upon the assignee’s express 
assumption of all obligations of the Developer hereunder and/or upon any other reasonable factor 
which the City deems relevant in the circumstances.  In any event, any such assignment shall be 
in writing, shall clearly identify the scope of the rights and/or obligations assigned.  The City may 
assign by a separate writing certain rights as described in this Agreement and in the Indenture, to 
the Trustee and the Developer hereby consents to such assignment. 

Section 9.06.  Other Agreements.  The obligations of the Developer hereunder shall be 
those of a party hereto and not as an owner of property in the District.  Nothing herein shall be 
construed as affecting the City’s or the Developer’s rights or duties to perform their respective 
obligations under other agreements, use regulations, ordinances or subdivision requirements 
relating to the development of the lands in the District, including the applicable Construction 
Contracts and the Development Agreement.  To the extent there is a conflict between this 
Agreement and the Development Agreement, the Development Agreement shall control.  To the 
extent there is a conflict between this Agreement and the Indenture, the Indenture shall control.   

Section 9.07.  Waiver.  Failure by a party to insist upon the strict performance of any of 
the provisions of this Agreement by any other party, or the failure by a party to exercise its rights 
upon the default of any other party, shall not constitute a waiver of such party’s right to insist and 
demand strict compliance by such other party with the terms of this Agreement thereafter. 

Section 9.08.  Merger.  No other agreement, statement or promise made by any party or 
any employee, officer or agent of any party with respect to any matters covered hereby that is not 
in writing and signed by all the parties to this Agreement shall be binding. 

Section 9.09.  Parties in Interest.  Nothing in this Agreement, expressed or implied, is 
intended to or shall be construed to confer upon or to give to any person or entity other than the 
City and the Developer any rights, remedies or claims under or by reason of this Agreement or any 
covenants, conditions or stipulations hereof, and all covenants, conditions, promises and 
agreements in this Agreement contained by or on behalf of the City or the Developer shall be for 
the sole and exclusive benefit of the City and the Developer. 

Section 9.10.  Amendment. This Agreement may be amended upon agreement of the 
parties, from time to time in a manner consistent with the Act, the Indenture, and the Bond 
Ordinance by written supplement hereto and executed in counterparts, each of which shall be 
deemed an original. 
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Section 9.11.  Counterparts.  This Agreement may be executed in counterparts, each of 
which shall be deemed an original. 

Section 9.12.  Effective Date.  This Agreement has been dated as of the date first above 
written solely for the purpose of convenience of reference and shall become effective upon its 
execution and delivery, on the Closing Date of the Bonds, by the parties hereto.  All representations 
and warranties set forth therein shall be deemed to have been made on the Closing Date of the 
Bonds. 

Section 9.13.  Term. The term of this Agreement, other than the provisions contained in 
Section 7.02, which shall survive the termination of this Agreement, shall be thirty (30) years or 
upon redemption or defeasance of the Bonds (including any refunding bonds issued to refund the 
Bonds) issued under the Indenture.  If the Developer defaults under this Agreement or the 
Development Agreement, this Agreement and the Development Agreement shall not terminate 
with respect to the Costs of the Improvement Area #2 Improvements that have been approved by 
the City pursuant to a Certification for Payment prior to the date of default. 

Section 9.14 No Waiver of Powers or Immunity. The City does not waive or surrender 
any of its governmental powers, immunities, or rights except as necessary to allow Developer to 
enforce its remedies under this Agreement. 

Section 9.15. Statutory Verifications.  The Developer makes the following representation 
and verifications pursuant to Chapters 2252, 2271, 2274, and 2276, Texas Government Code, as 
heretofore amended (the “Government Code”), in entering into this Agreement.  As used in such 
verifications, “affiliate” means an entity that controls, is controlled by, or is under common control 
with the Developer within the meaning of Securities and Exchange Commission Rule 405, 17 
C.F.R. § 230.405, and exists to make a profit.  Liability for breach of any such verification during 
the term of this Agreement shall survive until barred by the applicable statute of limitations, and 
shall not be liquidated or otherwise limited by any provision of this Agreement, notwithstanding 
anything in this Agreement to the contrary. 

a. Not a Sanctioned Company.  The Developer represents that neither it nor 
any of its parent company, wholly- or majority-owned subsidiaries, and other affiliates is 
a company identified on a list prepared and maintained by the Texas Comptroller of Public 
Accounts under Section 2252.153 or Section 2270.0201, Government Code.  The foregoing 
representation excludes the Developer and each of its parent company, wholly- or majority-
owned subsidiaries, and other affiliates, if any, that the United States government has 
affirmatively declared to be excluded from its federal sanctions regime relating to Sudan 
or Iran or any federal sanctions regime relating to a foreign terrorist organization.   

b. No Boycott of Israel.  The Developer hereby verifies that it and its parent 
company, wholly- or majority-owned subsidiaries, and other affiliates, if any, do not 
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boycott Israel and will not boycott Israel during the term of this Agreement.  As used in 
the foregoing verification, “boycott Israel” has the meaning provided in Section 2271.001, 
Government Code. 

c. No Discrimination Against Firearm Entities.  The Developer hereby verifies 
that it and its parent company, wholly- or majority-owned subsidiaries, and other affiliates, 
if any, do not have a practice, policy, guidance, or directive that discriminates against a 
firearm entity or firearm trade association and will not discriminate against a firearm entity 
or firearm trade association during the term of this Agreement.  As used in the foregoing 
verification, “discriminate against a firearm entity or firearm trade association” has the 
meaning provided in Section 2274.001(3), Government Code. 

d. No Boycott of Energy Companies.  The Developer hereby verifies that it 
and its parent company, wholly- or majority-owned subsidiaries, and other affiliates, if any, 
do not boycott energy companies and will not boycott energy companies during the term 
of this Agreement.  As used in the foregoing verification, “boycott energy companies” has 
the meaning provided in Section 2276.001(1), Government Code. 

Section 9.16 Form 1295. Submitted herewith is a completed Form 1295 in connection 
with the Developer’s participation in the execution of this Agreement generated by the Texas 
Ethics Commission’s (the “TEC”) electronic filing application in accordance with the provisions 
of Section 2252.908 of the Texas Government Code and the rules promulgated by the TEC (the 
“Form 1295”).  The City hereby confirms receipt of the Form 1295 from the Administrator and 
the City agrees to acknowledge such form with the TEC through its electronic filing application 
not later than the thirtieth (30th) day after the receipt of such form.  The Developer and the City 
understand and agree that, with the exception of information identifying the City and the contract 
identification number, neither the City nor its consultants are responsible for the information 
contained in the Form 1295; that the information contained in the Form 1295 has been provided 
solely by the Developer; and, neither the City nor its consultants have verified such information. 
 

[signatures to follow]
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IN WITNESS WHEREOF, the Parties have caused this Agreement to be executed as of July 14, 
2026. 

   

      CITY OF CELINA, TEXAS 
 
    
      By: ______________________________ 
       Assistant City Manager 

 
 
ATTEST: 
 
 
 
 
   
Name:  Ashley Owens 
Title:    City Secretary 

 

 

(City Seal) 
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   DEVELOPER:  

     CCD – NORTH SKY, LLC,  
     a Texas limited liability company 
 
      
     By:____________________________ 
     Name:__________________________ 

   Title: __________________________ 
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Exhibit A 

FORM OF CLOSING DISBURSEMENT REQUEST 

 The undersigned is an agent for CCD – North Sky, LLC (the “Developer”) and requests 
payment from:  

 [the Costs of Issuance Account of the Project Fund][the Improvement Area #2 
Improvements Account of the Project Fund] (as defined in the North Sky Public Improvement 
District Improvement Area #2 Construction, Funding, and Acquisition Agreement) from U.S. 
Bank Trust Company, National Association, (the “Trustee”) in the amount of _________________ 
DOLLARS ($__________) for costs incurred in the establishment, administration, and operation 
of the North Sky Public Improvement District (the “District”), as follows: 

Closing Costs Description Cost PID Allocated Cost 
   
   
TOTAL   

 
 In connection to the above referenced payments, the Developer represents and warrants to 
the City as follows: 

1. The undersigned is a duly authorized officer of the Developer, is qualified to 
execute this Closing Disbursement Request on behalf of the Developer, and is 
knowledgeable as to the matters set forth herein. 

2. The payment requested for the above referenced establishment, administration, and 
operation of the District at the time of the delivery of the Bonds has not been the subject 
of any prior payment request submitted to the City. 

3. The amount listed for the above itemized costs is a true and accurate representation 
of the Actual Costs incurred by Developer with the establishment of the District at the time 
of the delivery of the Bonds, and such costs are in compliance with the Service and 
Assessment Plan. 

4. The Developer is in compliance with the terms and provisions of the North Sky 
Public Improvement District Improvement Area #2 Construction, Funding, and 
Acquisition Agreement, the Development Agreement, and the Service and Assessment 
Plan. 

5. All conditions set forth in the Indenture (as defined in the North Sky Public 
Improvement District Improvement Area #2 Construction, Funding, and Acquisition 
Agreement) for the payment hereby requested have been satisfied. 
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6. The Developer agrees to cooperate with the City in conducting its review of the 
requested payment, and agrees to provide additional information and documentation as is 
reasonably necessary for the City to complete said review. 

7. Amounts requested for payment from the Project Fund in this Closing 
Disbursement Request are for either (i) legal fees, costs of creating the District and other 
costs of issuance incurred by the Developer or (ii) costs incurred in excess of the Prior 
Expended Funds. 

Payments requested hereunder shall be made as directed below: 

a. X amount to Person or Account Y for Z goods or services. 

b. Etc. 

 I hereby declare that the above representations and warranties are true and correct. 

CCD – NORTH SKY, LLC 

By: _____________________________ 

Name: __________________________ 

Title: ___________________________ 

Date: ___________________________ 
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APPROVAL OF REQUEST BY CITY  

The City is in receipt of the attached Closing Disbursement Request.  After reviewing the Closing 
Disbursement Request, the City approves the Closing Disbursement Request and shall include said 
payments in the City Certificate submitted to the Trustee directing payments to be made from the 
Costs of Issuance Account of the Project Fund,  the Improvement Area #2 Improvements Account 
of the Project Fund, as applicable, upon delivery of the Bonds.  The City’s approval of the Closing 
Disbursement Request shall not have the effect of estopping or preventing the City from asserting 
claims under the North Sky Public Improvement District Improvement Area #2 Construction, 
Funding and Acquisition Agreement, the Development Agreement, the Service and Assessment 
Plan, any other agreement between the parties or that there is a defect in an Improvement Area #2 
Improvement. 

 

      CITY OF CELINA, TEXAS 

 

 By: ____________________  

 Name:  ____________________  
 Title:    ____________________  

     Date:    ____________________   
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Exhibit B 

CERTIFICATION FOR PAYMENT FORM – IMPROVEMENT AREA #2 
IMPROVEMENTS 

CERTIFICATION FOR PAYMENT NO. ______  

The undersigned is a lawfully authorized representative for CCD – North Sky, LLC (the 
“Developer”) and requests payment from the Improvement Area #2 Improvements Account of the 
Project Fund from U.S. Bank Trust Company, National Association (the “Trustee”) in the amount 
of __________________ for labor, materials, fees, and/or other general costs related to the 
construction and installation of the following Improvement Area #2 Improvements related to the 
North Sky Public Improvement District: 

[insert specific Improvement Area #2 Improvement this request is for here] 

Unless otherwise defined, any capitalized terms used herein shall have the meanings ascribed to 
them in the North Sky Public Improvement District Improvement Area #2 Construction, Funding, 
and Acquisition Agreement. 

In connection with this Certification for Payment, the Developer represents and warrants to the 
City as follows:  

1. The undersigned is a duly authorized officer of the Developer, is qualified to 
execute this Certification for Payment on behalf of the Developer, and is knowledgeable 
as to the matters set forth herein. 

2. The payment requested herein for the Improvement Area #2 Improvement(s) has 
not been the subject of any prior payment request submitted for the same work to the City 
or, if previously requested, no disbursement was made with respect thereto. 

3. The itemized amounts listed for the Improvement Area #2 Improvement(s) below 
are a true and accurate representation of the Actual Costs incurred by Developer with the 
construction and installation of said Improvement Area #2 Improvement(s) identified 
above, and such costs are (i) in compliance with the North Sky Public Improvement District 
Improvement Area #2 Construction, Funding, and Acquisition Agreement, and (ii) 
consistent with the Service and Assessment Plan.   

4. The Developer is in compliance with the terms and provisions of the North Sky 
Public Improvement District Improvement Area #2 Construction, Funding, and 
Acquisition Agreement, the Development Agreement, and the Service and Assessment 
Plan. 

5. All conditions set forth in the Indenture for the payment hereby requested have been 
satisfied. 
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6. The work with respect to the Improvement Area #2 Improvement(s) identified 
above (or its completed segment, portion or segment) has been completed and the City has 
inspected or may begin inspection of the Improvement Area #2 Improvement(s).  If this 
request for payment results in ninety percent (90%) or more of the Budgeted Costs for the 
Improvement Area #2 Improvement(s) identified above being paid, then the work with 
respect to the Improvement Area #2 Improvement(s) have been completed and the City has 
inspected AND accepted the Improvement Area #2 Improvement(s).  

7. The Developer agrees to cooperate with the City in conducting its review of the 
requested payment, and agrees to provide additional information and documentation as is 
reasonably necessary for the City to complete said review. 

8. Amounts requested for payment from the Project Fund in this Certification for 
Payment are for costs incurred in excess of the Prior Expended Funds. 

Payments requested are as follows: 

[FOR EXPENDITURES SUBMITTED TO PROVE UP PRIOR EXPENDED FUNDS, 
AMOUNT TO BE PAID FROM PROJECT FUND SHALL = $0] 

Payee / Description 
of Improvement 
Area #2 
Improvement 

Total Cost of 
Improvement Area 
#2 Improvement 

Budgeted Cost of 
Improvement Area 
#2 Improvement 

Amount to be paid 
from Improvement 
Area #2 Improvements 
Account the Project 
Fund 

    

    

 Attached hereto, are receipts, purchase orders, change orders, and similar instruments which 
support and validate the above requested payments or Actual Costs incurred. 

Pursuant to the North Sky Public Improvement District Improvement Area #2 Construction, 
Funding, and Acquisition Agreement, after receiving this Certification for Payment, the City is 
authorized to inspect the Improvement Area #2 Improvement (or completed segment, portion or 
segment) and confirm that said work has been completed in accordance with all applicable 
governmental laws, rules, and Plans. 

 I hereby declare that the above representations and warranties are true and correct. 
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     CCD – NORTH SKY, LLC,  
     a Texas limited liability company 
 
      
     By:____________________________ 
     Name:__________________________ 

   Title: __________________________ 
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APPROVAL OF REQUEST BY CITY 

The City is in receipt of the attached Certification for Payment.  After reviewing the Certification 
for Payment, the City approves the Certification for Payment and shall include said payments in 
the City Certificate submitted to the Trustee directing payments to be made from the appropriate 
Project Fund account.  The City’s approval of the Certification for Payment shall not have the 
effect of estopping or preventing the City from asserting claims under the North Sky Public 
Improvement District Improvement Area #2 Construction, Funding, and Acquisition Agreement, 
the Development Agreement, the Service and Assessment Plan, any other agreement between the 
parties or that there is a defect in the Improvement Area #2 Improvements. 

 

 

      CITY OF CELINA, TEXAS 

 

 By: ____________________  

 Name:  ____________________  
 Title:    ____________________  

          Date:    ____________________ 

APPENDIX G - Page 29



 

  
 

THIS PAGE IS LEFT BLANK INTENTIONALLY.



 

  
 

APPENDIX H 
 

PHOTOGRAPHS OF THE DEVELOPMENT 



 

  
 

THIS PAGE IS LEFT BLANK INTENTIONALLY.



 
 

 

 

APPENDIX H - Page 1



 
 

 

 

APPENDIX H - Page 2



 
 

 

APPENDIX H - Page 3



 

  
 

THIS PAGE IS LEFT BLANK INTENTIONALLY.



 

  
 

APPENDIX I 
 

APPRAISAL 



 

  
 

THIS PAGE IS LEFT BLANK INTENTIONALLY.



Integra Realty Resources 
Dallas 

Appraisal of Real Property 

North Sky Public Improvement District, Improvement Area No. 2 
467 Residential Lots Under Construction 
West of Louisiana Drive (Business 289), southwest of CR-58  
Celina, Collin County, Texas 75009  

Prepared For: 
FMSbonds, Inc. 

Date of the Report: 
March 30, 2026 

Report Format: 
Appraisal Report 

IRR - Dallas 
File Number: 191-2026-0301 
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Subject Photographs 

 

 

North Sky PID, IA #2 
West of Louisiana Drive (Business 289), southwest of CR-58  
Celina, Texas 
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Aerial Photograph 
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Integra Realty Resources 1100 Mira Vista Boulevard T 972.881.7191 
Dallas Suite 300 F 972.733.1403 
 Plano, TX 75093 www.irr.com 
   

 

March 30, 2026 
 
 
Mr. R. R. "Tripp" Davenport, III 
Director 
FMSbonds, Inc. 
5 Cowboys Way, Suite 300-25 
Frisco, TX 75034 
 
SUBJECT: Market Value Appraisal 

North Sky PID, IA #2 
West of Louisiana Drive (Business 289), southwest of CR-58  
Celina, Collin County, Texas 75009  
IRR - Dallas File No. 191-2026-0301 

 
Dear Mr. Davenport, III: 

Integra Realty Resources – Dallas is pleased to submit the accompanying appraisal of the 
referenced property. The purpose of the appraisal is to develop an opinion of the of the fee 
simple interest in the property as of the effective date of the appraisal. The following opinion 
of value is provided:  

 Prospective Cumulative Retail Market Value As Completed (467 Single-Family Lots) as 
of June 15, 2026 

The client for the assignment is FMSbonds, Inc., and the intended use is for the underwriting 
of a proposed public improvement district bond transaction. This appraisal is not for purposes 
of determining the amount of any assessments to be levied by the City nor is it the basis upon 
which a determination of the benefit any constructed or installed public improvements will 
have on properties within the “PID”; provided that it is acknowledged that this appraisal will 
be included in a limited offering memorandum for PID bonds.   

The subject represents Improvement Area No. 2 (IA #2) being comprised of 136.822 acres as 
part of the North Sky Public Improvement District (PID) located within the existing North Sky 
master-planned residential development in Celina, Texas. IA #2 is currently under 
construction with 467 single-family lots with three typical lot dimensions (115 lots - 40' x 110'; 
225 lots - 55' x 120'; and 127 lots - 65' x 120'). 
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Amenities within the development include a 2.0-acre amenity center which includes a 
2,600±square-foot pool, a 1,500± square-foot covered pavilion, a restroom, playground, and 
lawn with outdoor games as well as trails and bench seating. The amenities were completed 
in Third Quarter 2025.  

The property is governed under the Planned Development - 128 District by the City of Celina, 
Texas which permits single-family residential use relative to the North Sky development. 
Substantial completion of IA #2 is expected by June 15, 2026. 

Following is a summary of IA #2: 

North Sky PID, IA #2, Celina, Texas
Density Expected

Acres Per Acre 40' x 110' 55' x 120' 65' x 120' Total Lots Completion Date
136.822 3.4 115 225 127 467 June 15, 2026

Typical Lot Dimensions

  

The appraisal conforms to the Uniform Standards of Professional Appraisal Practice (USPAP), 
the Code of Professional Ethics and Standards of Professional Practice of the Appraisal 
Institute, and applicable state appraisal regulations. 

Standards Rule 2-2 (Content of a Real Property Appraisal Report) contained in the Uniform 
Standards of Professional Appraisal Practice (USPAP) requires each written real property 
appraisal report to be prepared as either an Appraisal Report or a Restricted Appraisal Report. 
This report is prepared as an Appraisal Report as defined by USPAP under Standards Rule 2-
2(a), and incorporates practical explanation of the data, reasoning, and analysis that were 
used to develop the opinion of value. 

Based upon the valuation analysis in the accompanying report, and subject to the definitions, 
assumptions, and limiting conditions expressed in the report, the concluded opinions of value 
are as follows: 

Value Conclusions
Parcel Interest Appraised Date of Value Value Conclusion
Prospective Cumulative Retail  Market Value 
As Completed*

Fee Simple June 15, 2026 $58,029,000

 
*It should be clearly understood that the summation of lot values does not represent our 
opinion of the market discounted/bulk value, as if the lots are all sold in bulk in a single 
transaction. 
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Extraordinary Assumptions and Hypothetical Conditions

1. All information relative to the subject property including land areas, lot totals, lot sizes, and other pertinent
data that was provided by Kimley-Horn and Associates (engineering/surveyors), CCD - North Sky LLC
(owner/developer), the city of Celina, and the Coll in Central  Appraisal District is assumed to be correct.

2. The subject is proposed construction. Therefore, this report contains a prospective opinion of value. As such, we
have assumed that the market conditions as discussed and considered within this report will be similar on the
prospective valuation date. Further, we cannot be held responsible for unforeseeable events that alter market
conditions prior to this prospective effective date.

3. Our opinion of prospective market value at completion assumes that the proposed improvements are completed
in accordance with plans and specifications as of June 15, 2026, the effective appraisal date.

4. The value presented within this report is prospective in nature. As such, we assume that local and regional
lending institutions appear to remain active within the subject’s market for specific projects. Therefore, we
specifically assume that the financial markets wi ll  continue to function in a competitive, efficient fashion.

1. None

The use of any extraordinary assumption or hypothetical  condition may have affected the assignment results.

The value conclusions are based on the following hypothetical conditions. A hypothetical condition is a condition,
directly related to a specific assignment, which is contrary to what is known by the appraiser to exist on the
effective date of the assignment results, but is used for the purpose of analysis.

The value conclusions are subject to the following extraordinary assumptions. An extraordinary assumption is an
assignment-specific assumption as of the effective date regarding uncertain information used in an analysis which,
if found to be false, could alter the appraiser’s opinions or conclusions.

 

The opinion of value expressed in this report is based on estimates and forecasts which are 
prospective in nature and subject to considerable risk and uncertainty. Events may occur 
which could cause the performance of the property to differ materially from the estimates 
contained herein, such as changes in the economy, interest rates, capitalization rates, 
financial strength of tenants, and behavior of investors, lenders, and consumers. Additionally, 
the concluded opinions and forecasts are based partly on data obtained from interviews and 
third-party sources, which are not always completely reliable. Although the findings are 
considered reasonable based on available evidence, IRR is not responsible for the effects of 
future, unforeseen occurrences.  
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If you have any questions or comments, please contact the undersigned. Thank you for the 
opportunity to be of service. 

Respectfully submitted, 

Integra Realty Resources - Dallas 
 

  
Shelley Sivakumar 
Director 
Texas Licensed Residential Real Estate 
Appraiser 
License TX #1333354-LR 
Telephone: 972.696.0687 
Email: ssivakumar@irr.com 

Jimmy H. Jackson, MAI 
Senior Managing Director 
Texas Certified General Real Estate Appraiser 
License TX #1324004-CG 
Telephone: 972.725.7724 
Email: jhjackson@irr.com 
 

 
Ernest Gatewood 
Senior Director 
Texas Certified General Real Estate Appraiser 
License TX #1324355-CG 
Telephone: 972.725.7755 
Email: egatewood@irr.com 
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Quality Assurance 1 

North Sky Public Improvement District, Improvement Area No. 2 

Quality Assurance 

IRR Quality Assurance Program 
At IRR, delivering a quality report is a top priority. Integra has an internal Quality Assurance Program in 
which managers review material and pass an exam in order to attain IRR Certified Reviewer status. By 
policy, every Integra valuation assignment is assessed by an IRR Certified Reviewer who holds the MAI 
designation, or is, at a minimum, a named Director with at least ten years of valuation experience. 

This quality assurance assessment consists of reading the report and providing feedback on its quality 
and consistency. All feedback from the IRR Certified Reviewer is then addressed internally prior to 
delivery. The intent of this internal assessment process is to maintain report quality. 

Designated IRR Certified Reviewer 
The IRR Certified Reviewer who provided the quality assurance assessment for this assignment is Jimmy 
H. Jackson, MAI.  
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Executive Summary 2 

North Sky Public Improvement District, Improvement Area No. 2 

Executive Summary 
Property Name
Address/Location

Property Type
Owner of Record
Tax ID
Legal Description

School  District Celina ISD
Land Area 136.822 acres; 5,959,968 SF
Total Residential Lots 467
Typical Lot Dimensions 115 Lots (40' x 110'); 225 Lots (55' x 120'); 127 Lots (65' x 120')

Zoning Designation
Highest and Best Use
Exposure Time; Marketing Period 6 - 12 months; 6 - 12 months
Effective Date of the Appraisal June 15, 2026
Date of the Report March 30, 2026
Property Interest Appraised

Value Conclusions
40' Frontage Lots $92,000 ($2,300/Front Footage)
55' Frontage Lots $126,500 ($2,300/Front Footage)
65' Frontage Lots $149,500 ($2,300/Front Footage)

Value Conclusion
Value Type & Appraisal Premise Interest Appraised Date of Value Value Conclusion

Prospective Cumulative Retail  Market Value As Completed* Fee Simple June 15, 2026 $58,029,000

West of Louisiana Drive (Business 289), southwest of CR-58 
Celina, Col lin County, Texas  75009
Land - Single Family Development Land

PD - 128, Planned Development - 128 District

North Sky Public Improvement District, Improvement Area No. 2

Single-family residential use

Fee Simple

CCD-North Sky, LLC
1014538, 1014547, 2120983, 2834103
German Emigration Company Survey, Abstract No. 357, the
George A. Wilson Survey, Abstract No. 1072, and the
Memphis, El Paso & Pacific Rai lroad Company Survey,
Abstract No. 654, Coll in County, Texas

The values reported above are subject to the definitions, assumptions, and limiting conditions set forth in the accompanying report of which this summary is a part. No
party other than FMSbonds, Inc. may use or rely on the information, opinions, and conclusions contained in the report. It is assumed that the users of the report have
read the entire report, including all of the definitions, assumptions, and limiting conditions contained therein.

*It should be clearly understood that the summation of lot values does not represent our opinion of the market discounted/bulk value, as if
the lots are all sold in bulk in a single transaction.
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Executive Summary 3 

North Sky Public Improvement District, Improvement Area No. 2 

Extraordinary Assumptions and Hypothetical Conditions

1. All information relative to the subject property including land areas, lot totals, lot sizes, and other pertinent
data that was provided by Kimley-Horn and Associates (engineering/surveyors), CCD - North Sky LLC
(owner/developer), the city of Celina, and the Coll in Central Appraisal District is assumed to be correct.

2. The subject is proposed construction. Therefore, this report contains a prospective opinion of value. As such, we
have assumed that the market conditions as discussed and considered within this report will be similar on the
prospective valuation date. Further, we cannot be held responsible for unforeseeable events that alter market
conditions prior to this prospective effective date.

3. Our opinion of prospective market value at completion assumes that the proposed improvements are completed
in accordance with plans and specifications as of June 15, 2026, the effective appraisal date.

4. The value presented within this report is prospective in nature. As such, we assume that local and regional
lending institutions appear to remain active within the subject’s market for specific projects. Therefore, we
specifically assume that the financial markets wil l continue to function in a competitive, efficient fashion.

1. None

The use of any extraordinary assumption or hypothetical  condition may have affected the assignment results.

The value conclusions are based on the fol lowing hypothetical conditions. A hypothetical condition is a condition,
directly related to a specific assignment, which is contrary to what is known by the appraiser to exist on the
effective date of the assignment results, but is used for the purpose of analysis.

The value conclusions are subject to the following extraordinary assumptions. An extraordinary assumption is an
assignment-specific assumption as of the effective date regarding uncertain information used in an analysis which,
if found to be false, could alter the appraiser’s opinions or conclusions.
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Executive Summary 4 

North Sky Public Improvement District, Improvement Area No. 2 

Strengths, Weaknesses, Opportunities, Threats (SWOT Analysis) 
The analyses presented in this report consider the internal strengths and weaknesses of the subject 
property, as well as opportunities and external threats. The overall valuation influences are summarized 
in the following table. 

Valuation Influences
Strengths
• The property is located in a fast-growing area.
• Easy access to major thoroughfares
• The property is located within a Public Improvement District.
• Desirable school district
• Continued demand for residential  lots in market area
• Increasing population base

Weaknesses
• Potential competition from other developments
• Current slight oversupply of vacant developed lots in market area
• Lack of support facil ities in close proximity
• Large supply of vacant undeveloped land

Opportunities
• Profit from lot sales
• Profit from homebuilding
• Demand for new housing continues 

Threats
• In response to continued softening in the labor market and inflation that remains above the Federal Reserve’s

long-run target, the Federal Open Market Committee (FOMC) implemented a series of rate cuts in 2025, lowering
the federal funds target range to 3.50% – 3.75% by December. At its March 18, 2026 meeting, however, the
Committee chose to maintain the target range at 3.50% – 3.75%, marking its first pause since beginning the
easing cycle. Pol icymakers noted that inflation progress has been slower than anticipated with elevated energy
prices, driven by geopolitical tensions in the Middle East, posing upside risks. While job gains remain subdued
and unemployment has held steady, the Committee emphasized that uncertainty about the economic outlook is
heightened, requiring careful monitoring of both domestic conditions and global developments. The Fed
reiterated its dual mandate, stressing that future policy adjustments will depend on a comprehensive evaluation
of incoming data, including labor market trends, inflation expectations, and international financial stability.
With inflation sti l l above the 2% objective and economic activity moderating, the FOMC signaled a cautious
stance, balancing the need to support employment against the imperative of restoring price stabil ity.

• Potential economic downturn/inflation pressures testing the U.S. and local economies
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Identification of the Appraisal Problem 5 

North Sky Public Improvement District, Improvement Area No. 2 

Identification of the Appraisal Problem 

Subject Description 
The subject represents Improvement Area No. 2 (IA #2) being comprised of 136.822 acres as part of the 
North Sky Public Improvement District (PID) located within the existing North Sky master-planned 
residential development in Celina, Texas. IA #2 is currently under construction with 467 single-family 
lots with three typical lot dimensions (115 lots - 40' x 110'; 225 lots - 55' x 120'; and 127 lots - 65' x 120'). 

Amenities within the development include a 2.0-acre amenity center which includes a 2,600±square-
foot pool, a 1,500± square-foot covered pavilion, a restroom, playground, and lawn with outdoor games 
as well as trails and bench seating. The amenities were completed in Third Quarter 2025.  

The property is governed under the Planned Development - 128 District by the City of Celina, Texas 
which permits single-family residential use relative to the North Sky development. Substantial 
completion of IA #2 is expected by June 15, 2026.  

A legal description of the property is provided in the addenda. 

Property Identification
Property Name North Sky PID, IA #2
General  Location West of Louisiana Drive (Business 289), south of CR-58 

Celina, Texas 75009
Tax ID 1014538, 1014547, 2120983, 2834103
Owner of Record CCD-North Sky, LLC

 

Sale History 
No known sales or transfers of ownership have taken place within a three-year period prior to the 
effective appraisal date. 

  

APPENDIX I - Page 13



Identification of the Appraisal Problem 6 

North Sky Public Improvement District, Improvement Area No. 2 

Pending Transactions 
To the best of our knowledge, the property, as a whole, is not subject to an agreement of sale or an 
option to buy, nor is it listed for sale, as of the effective appraisal date. However, the residential lots are 
contracted as follows: 

Lot Contract Summary 

Home Builder Total Lots Lot Type 
Typical Lot 
Dimensions Total SF Base Lot Price* Base Price/FF

Absorption/
Month

Total Absorption 
Period (Months ±)

American Legend Homes, LLC 112 55' 55' x 120' 6,600 $99,000 $1,800
American Legend Homes, LLC 64 65' 65' x 120' 7,800 $117,000 $1,800
Totals 176 6.7 26.3

Perry Homes, LLC 113 55' 55' x 120' 6,600 $99,000 $1,800
Perry Homes, LLC 63 65' 65' x 120' 7,800 $117,000 $1,800
Totals 176 6.7 26.3

Taylor Morrison of Texas, Inc. 115 40' 40' x 110' 4,400 $72,000 $1,800

Overall  Total  Lots 467

All lots contracted to American Legend Homes, LLC and Perry Homes, LLC include an annual 6% escalation. All of the lots are contracted with a $3,500/lot amenity fee, a $2,000/lot 
marketing fee, and a $300/lot mailbox fee. It is noted absorption was not based on the individual lot types but the lots altogether for the 55' and 65' lots.

Bulk Purchase

 

The contracted lot prices were negotiated in 2021 and are well below current market lot sales data due 
to changing economic conditions. In addition, the 40’ lot contract represents a bulk purchase of all 115 
lots in one transaction. As such, the contracted lot prices are below our opinion of values ($92,000/40’ 
lot; $126,500/55’ lot; and $149,500/65’ lot). 

Appraisal Purpose 

The purpose of the appraisal is to develop an opinion of the of the fee simple interest in the property 
as of the effective date of the appraisal. The following opinion of value is provided:  

 Prospective Cumulative Retail Market Value As Completed (467 Single-Family Lots) as of June 
15, 2026 

The date of the report is March 30, 2026. The appraisal is valid only as of the stated effective date or 
dates. 
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Identification of the Appraisal Problem 7 

North Sky Public Improvement District, Improvement Area No. 2 

Value Type Definitions 
The definitions of the value types applicable to this assignment are summarized below. 

Market Value  
The most probable price which a property should bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of 
a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 

1. Buyer and seller are typically motivated; 

2. Both parties are well informed or well advised, and acting in what they consider their own best 
interests; 

3. A reasonable time is allowed for exposure in the open market; 

4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 
comparable thereto; and 

5. The price represents the normal consideration for the property sold unaffected by special or 
creative financing or sales concessions granted by anyone associated with the sale.  1 

Appraisal Premise Definitions 

The definitions of the appraisal premises applicable to this assignment are specified as follows. 

Prospective Opinion of Value  

A value opinion effective as of a specified future date. The term does not define a type of value. Instead, 
it identifies a value opinion as being effective at some specific future date. An opinion of value as of a 
prospective date is frequently sought in connection with projects that are proposed, under construction, 
or under conversion to a new use, or those that have not yet achieved sellout or a stabilized level of 
long-term occupancy. 

(Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. [Chicago: Appraisal Institute, 
2022]) 

Prospective Market Value As Completed 

The market value of a property as of a future date when all construction is expected to be completed. 
It is based on market conditions forecasted to exist as of the completion date. This value premise 
assumes the project is complete.2 

  

 
1 Code of Federal Regulations, Title 12, Chapter I, Part 34.42[h]; also, Interagency Appraisal and Evaluation 
Guidelines, Federal Register, 75 FR 77449, December 10, 2010, page 77472 
2 Compiled and summarized from several industry sources 
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Identification of the Appraisal Problem 8 

North Sky Public Improvement District, Improvement Area No. 2 

Property Rights Definitions 

The property rights appraised which are applicable to this assignment are defined as follows. 

Fee Simple Estate 

Absolute ownership unencumbered by any other interest or estate, subject only to the limitations 
imposed by the governmental powers of taxation, eminent domain, police power, and escheat.3 

Client and Intended User(s) 

The client is FMSbonds, Inc. and the intended users are the client and the City of Celina, Texas. No other 
party(s) is intended to rely on the information, opinions, and conclusions contained in this report; 
provided that it is acknowledged that this appraisal will be used in a limited offering memorandum for 
PID bonds. 

Intended Use 

The intended use of the appraisal is for the underwriting of a proposed public improvement district 
bond transaction. This appraisal is not for purposes of determining the amount of any assessments to 
be levied by the City nor is it the basis upon which a determination of the benefit any constructed or 
installed public improvements will have on properties within the “PID”. The appraisal is not intended 
for any other use. 

Applicable Requirements 
This appraisal report conforms to the following requirements and regulations: 

 Uniform Standards of Professional Appraisal Practice (USPAP) 

 Code of Professional Ethics and Standards of Professional Practice of the Appraisal Institute 

 Applicable state appraisal regulations 

Report Format 
Standards Rule 2-2 (Content of a Real Property Appraisal Report) contained in the Uniform Standards of 
Professional Appraisal Practice (USPAP) requires each written real property appraisal report to be 
prepared as either an Appraisal Report or a Restricted Appraisal Report. This report is prepared as an 
Appraisal Report as defined by USPAP under Standards Rule 2-2(a), and incorporates practical 
explanation of the data, reasoning, and analysis used to develop the opinion of value. 

Prior Services 
USPAP requires appraisers to disclose to the client any other services they have provided in connection 
with the subject property in the prior three years, including valuation, consulting, property 
management, brokerage, or any other services. We have performed no services, as an appraiser or in 
any other capacity, regarding the property that is the subject of this report within the three-year period 
immediately preceding the agreement to perform this assignment. 

 
3 Appraisal Institute, The Dictionary of Real Estate Appraisal, 7th ed. (Chicago: Appraisal Institute, 2022) 
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Identification of the Appraisal Problem 9 

North Sky Public Improvement District, Improvement Area No. 2 

Appraiser Competency 
No steps were necessary to meet the competency provisions established under USPAP. The assignment 
participants have appraised several properties similar to the subject in physical, locational, and 
economic characteristics, and are familiar with market conditions and trends; therefore, appraiser 
competency provisions are satisfied for this assignment. Appraiser qualifications and state credentials 
are included in the addenda of this report. 

  

APPENDIX I - Page 17



Scope of Work 10 

North Sky Public Improvement District, Improvement Area No. 2 

Scope of Work 

Introduction 
The appraisal development and reporting processes require gathering and analyzing information about 
the assignment elements necessary to properly identify the appraisal problem. The scope of work 
decision includes the research and analyses necessary to develop credible assignment results, given the 
intended use of the appraisal. Sufficient information includes disclosure of research and analyses 
performed and might also include disclosure of research and analyses not performed. 

To determine the appropriate scope of work for the assignment, the intended use of the appraisal, the 
needs of the user, the complexity of the property, and other pertinent factors were considered. The 
concluded scope of work is described below. 

Research and Analysis 
The type and extent of the research and analysis conducted are detailed in individual sections of the 
report. The steps taken to verify comparable data are disclosed in the addenda of this report. Although 
effort has been made to confirm the arms-length nature of each sale with a party to the transaction, it 
is sometimes necessary to rely on secondary verification from sources deemed reliable. 

Subject Property Data Sources 
The legal and physical features of the subject property, including size of the site, flood plain data, 
property zoning, existing easements and encumbrances, access and exposure were confirmed and 
analyzed. 

Inspection 
Details regarding the property inspection conducted as part of this appraisal assignment are 
summarized as follows: 

Property Inspection
Party Inspection Type Inspection Date
Ernest Gatewood On-site March 19, 2026
Jimmy H. Jackson, MAI None N/A
Shelley Sivakumar On-site March 19, 2026
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Scope of Work 11 

North Sky Public Improvement District, Improvement Area No. 2 

Valuation Methodology 
Three approaches to value are typically considered when developing a market value opinion for real 
property. These are the cost approach, the sales comparison approach, and the income capitalization 
approach. Use of the approaches in this assignment is summarized as follows: 

Approaches to Value
Approach Applicabil i ty to Subject Use in Assignment
Cost Approach Not Applicable Not Util ized
Sales Comparison Approach Applicable Util ized
Income Capitalization Approach - Not Applicable Not Util ized
(Subdivision Development Analysis)  

The Sales Comparison Approach involves research, verification, and comparison of sales of other vacant 
lots. The sales are then adjusted for value-related differences. Because Texas is not a full disclosure 
state, sales prices must be obtained from grantors, grantees, brokers, lenders, other persons involved 
in the transaction, or other appraisers when the information is believed to be reliable. In many cases, 
the sources of the information wish to remain anonymous and are not included; however, the sale data 
is used only if the data is believed to be accurate, and the sources of the information are kept on file.  

The Cost Approach involves research, verification, and comparison of sales of other vacant land with 
the subject land. The sales are then adjusted for value-related differences. Because Texas is not a full 
disclosure state, sales prices must be obtained from grantors, grantees, brokers, lenders, other persons 
involved in the transaction, or other appraisers when the information is believed to be reliable. In many 
cases, the sources of the information wish to remain anonymous and are not included; however, the 
sale data is used only if the data is believed to be accurate, and the sources of the information are kept 
on file. Cost figures were obtained from the developer and compared to cost figures on competing 
developments. The cost figures are based on actual costs provided by the developer. Developer’s profit 
is based on profit expectations reported by developers as well as actual profit on similar developments.  

In the Income Capitalization Approach, specific appraisal techniques are applied to develop a value 
indication for a property based on its earning capability and calculated by the capitalization of property 
income.  

In the Subdivision Development Approach, the retail value of the lots has been estimated. The individual 
lot values are based on lot sales in competing developments. The absorption rates, expenses, and 
discount rates are also based on competing developments. The indicated value by the Income 
Capitalization Approach is based on the sellout of the lots with deductions for holding costs and 
discounted to a net present value. 
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Collin County Area Analysis 12 

North Sky Public Improvement District, Improvement Area No. 2 

Economic Analysis 

Collin County Area Analysis 
Collin County is located in North Central Texas. It is 841 square miles in size and has a population density 
of 1,557 persons per square mile. Collin County is part of the Dallas-Fort Worth-Arlington, TX 
Metropolitan Statistical Area, hereinafter called the Dallas MSA, as defined by the U.S. Office of 
Management and Budget (OMB Bulletin No. 23-01). 

Population 
Collin County has an estimated 2026 population of 1,309,876, which represents an average annual 3.5% 
increase over the 2020 census of 1,064,465. Collin County added an average of 40,902 residents per 
year over the 2020-2026 period, and its annual growth rate exceeded the Dallas MSA rate of 1.9%. 

Looking forward, Collin County's population is projected to increase at a 2.1% annual rate from 2026-
2031, equivalent to the addition of an average of 29,103 residents per year.  Collin County's growth rate 
is expected to exceed that of the Dallas MSA, which is projected to be 1.4%. 

 

  

Population Compound Ann. % Chng
2020 Census 2026 Estimate 2031 Projection 2020 - 2026 2026 - 2031

Coll in County 1,064,465 1,309,876 1,455,392 3.5% 2.1%
Dallas MSA 7,637,387 8,568,977 9,192,852 1.9% 1.4%
Texas 29,145,505 31,994,623 34,064,954 1.6% 1.3%
United States 331,449,281 342,965,686 351,802,157 0.6% 0.5%

Source: Claritas 360

Population Trends
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Collin County Area Analysis 13 

North Sky Public Improvement District, Improvement Area No. 2 

Employment 
Total employment in Collin County was estimated at 560,590 jobs at year-end 2024. Between year-end 
2014 and 2024, employment rose by 205,209 jobs, equivalent to a 57.7% increase over the entire 
period. There were gains in employment in nine out of the past ten years. Collin County's rate of 
employment growth over the last decade surpassed that of the Dallas MSA, which experienced an 
increase in employment of 25.7% or 830,705 jobs over this period. 

A comparison of unemployment rates is another way of gauging an area’s economic health. Over the 
past decade, the Collin County unemployment rate has been generally lower than that of the Dallas 
MSA, with an average unemployment rate of 4.0% in comparison to a 4.3% rate for the Dallas MSA. A 
lower unemployment rate is a positive indicator. 

Recent data shows that Collin County has a 4.0% unemployment rate, which is the same as the rate for 
the Dallas MSA. 

 

  

Employment Trends
Total Employment (Year End) Unemployment Rate (Ann. Avg.)

Year Coll in County
% 

Change Dallas MSA
% 

Change Coll in County Dallas MSA
2014 355,381 3,233,441 4.6% 5.1%
2015 375,692 5.7% 3,340,709 3.3% 3.7% 4.1%
2016 389,832 3.8% 3,422,477 2.4% 3.7% 3.9%
2017 409,754 5.1% 3,507,060 2.5% 3.6% 3.7%
2018 425,738 3.9% 3,586,141 2.3% 3.5% 3.6%
2019 443,718 4.2% 3,698,577 3.1% 3.2% 3.3%
2020 440,181 -0.8% 3,576,481 -3.3% 6.5% 7.2%
2021 483,497 9.8% 3,808,836 6.5% 4.5% 5.1%
2022 524,351 8.4% 3,944,896 3.6% 3.3% 3.6%
2023 539,845 3.0% 4,027,041 2.1% 3.6% 3.8%
2024 560,590 3.8% 4,064,146 0.9% 3.8% 3.9%

Overall  Change 2014-2024 205,209 57.7% 830,705 25.7%
Avg Unemp. Rate 2014-2024 4.0% 4.3%
Unemployment Rate - November 2025 4.0% 4.0%

Source: U.S. Bureau of Labor Statistics and Moody's Analytics. Employment figures are from the Quarterly Census of Employment and Wages (QCEW). 
Unemployment rates are from the Current Population Survey (CPS). The figures are not seasonally adjusted.
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Addendum E 

Comparable Data 
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Land Sale Profile Sale No. 1

Location & Property Identification 

Ariana - 40' Lots Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

West side of N. Louisiana 
Drive at GA Moore Parkway 

Address: 

Celina, TX 75009 City/State/Zip: 

Collin County: 

Submarket: Celina 

Suburban Market Orientation:  

IRR Event ID:   3476136 

Sale Information 
$92,000 Sale Price:  
$92,000 Effective Sale Price:  
03/18/2027 Sale Date:  

Sale Status: In-Contract 
$/Acre(Gross):  $1,318,052 
$/Land SF(Gross):  $30.26 
$/Acre(Usable): $1,318,052 
$/Land SF(Usable):  $30.26 

$2,300 /Unit $/Unit (Potential):  
Grantor/Seller: North Sky Ariana, LLC 
Grantee/Buyer: American Legend Homes 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $92,000/lot at 
the future substantial 
completion expected 
in 2027. 

Document Type: Contract of Sale 
Verified By: Shelley Sivakumar 
Verification Date: 03/19/2026 
Confirmation Source: bcramer@ccdevtx.com 
Verification Type: Confirmed-Seller 

Improvement and Site Data 

As vacant land - 29062329, 
2906301, 2906331 

Legal/Tax/Parcel ID: 

0.07/0.07 Acres(Usable/Gross): 
3,040/3,040 Land-SF(Usable/Gross): 

Usable/Gross Ratio: 1.00 
No. of Units (Potential): 40 
Shape:  Rectangular 
Topography: Level 
Frontage Desc.: 40' x 76' 
Zoning Code:  PD 
Zoning Desc.: Planned Development 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Source of Land Info.: Engineering Report 

Comments 

This is a new subdivision currently under development and is 
located within Improvement Area No. 1 in a public 
improvement district. Lots are within the Celina ISD. 

Ariana - 40' Lots  
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Land Sale Profile Sale No. 2

Location & Property Identification 

The Heights at Uptown, Phase 
1 - 45' Lots 

Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

North side of E. Malone Street 
and south side of CR-95 

Address: 

Celina, TX 75009 City/State/Zip: 

Collin County: 

Submarket: Celina 

Suburban Market Orientation:  

616 Garrett Parkway Property Location:  

IRR Event ID:   3246678 

Sale Information 
$99,000 Sale Price:  
$99,000 Effective Sale Price:  
02/19/2025 Sale Date:  

Sale Status: Closed 
$/Acre(Gross):  $871,479 
$/Land SF(Gross):  $20.00 
$/Acre(Usable): $871,479 
$/Land SF(Usable):  $20.00 

$2,200 /Unit $/Unit (Potential):  
Grantor/Seller: Horizon Rockhill Heights, LLC 
Grantee/Buyer: Perry Homes, LLC 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $99,000/lot with 
an annual 6% 
escalation. 

Document Type: Deed 
Recording No.: 2025000019306 
Verified By: Shelley Sivakumar 
Verification Date: 08/18/2025 
Confirmation Source: Horizon Rockhill Heights 
Verification Type: Confirmed-Seller 

Improvement and Site Data 
The Heights at Uptown, Phase 
1, Block U, Lot 5/Tax ID 
2933554 

Legal/Tax/Parcel ID: 

0.11/0.11 Acres(Usable/Gross): 
4,950/4,950 Land-SF(Usable/Gross): 

Usable/Gross Ratio: 1.00 
No. of Units (Potential): 45 
Shape:  Rectangular 
Topography: Level 
Frontage Desc.: 45' x 110' 
Zoning Code:  PD-112 
Zoning Desc.: Planned Development 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Source of Land Info.: Public Records 

Comments 

Lots in this development are located in the Celina ISD. The 45' 
lots are under contract with 49 lots to Olivia Clarke Homes LLC 
and 50 lots to Perry Homes, LLC at the same terms. The 
development is located within a municipal utility district. 

The Heights at Uptown, Phase 1 - 45' Lots  
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Land Sale Profile Sale No. 2

Comments (Cont'd) 

The Heights at Uptown, Phase 1 - 45' Lots  
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Land Sale Profile Sale No. 3

Location & Property Identification 

North Square at Uptown - 40' 
Lots 

Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

West side of Louisiana Drive, 
northwest of Malone Street 

Address: 

Celina, TX 75009 City/State/Zip: 

Collin County: 

Submarket: Celina 

Suburban Market Orientation:  

216 Chestnut Street Property Location:  

IRR Event ID:   3246631 

Sale Information 
$80,000 Sale Price:  
$80,000 Effective Sale Price:  
04/17/2024 Sale Date:  

Sale Status: Closed 
$/Acre(Gross):  $968,523 
$/Land SF(Gross):  $22.22 
$/Acre(Usable): $968,523 
$/Land SF(Usable):  $22.22 

$2,000 /Unit $/Unit (Potential):  
Grantor/Seller: Horizon Rockhill North Square 

LLC 
Grantee/Buyer: Olivia Clarke Homes LLC 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The lots were 

contracted in in April 
2024 at substantial 
completion at 
$80,000/lot with an 
annual escalation of 
5%. 

Document Type: Deed 
Recording No.: 202400046374 
Verified By: Shelley Sivakumar 
Verification Date: 04/30/2024 

Confirmation Source: Horizon Rockhill North Square 

Verification Type: Confirmed-Seller 

Improvement and Site Data 
North Square at Uptown, 
Block A, Lot 4/Tax ID 2905914 

Legal/Tax/Parcel ID: 

0.08/0.08 Acres(Usable/Gross): 
3,600/3,600 Land-SF(Usable/Gross): 

Usable/Gross Ratio: 1.00 
No. of Units (Potential): 40 
Shape:  Rectangular 
Topography: Level 
Frontage Desc.: 40' x 90' 
Zoning Code:  DTC 
Zoning Desc.: Downtown Core 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Source of Land Info.: Public Records 

Comments 

This development is located in the Celina ISD and is also within 
a municipal utility district. 

North Square at Uptown - 40' Lots  
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Land Sale Profile Sale No. 4

Location & Property Identification 

The Cottages, Phase 1 - 45' 
Lots 

Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

1624 Pintail Place Address: 

Celina, TX 75009 City/State/Zip: 

Collin County: 

Submarket: Celina 

Suburban Market Orientation:  

West side of Pintail Place at 
Oriole Lane, south of CR-994 

Property Location:  

IRR Event ID:   3208363 

Sale Information 
$87,450 Sale Price:  
$87,450 Effective Sale Price:  
02/09/2024 Sale Date:  

Sale Status: Closed 
$/Acre(Gross):  $846,563 
$/Land SF(Gross):  $19.43 

$1,943 /Unit $/Unit (Potential):  
Grantor/Seller: Celina 50 LLC 
Grantee/Buyer: Highland Homes-Dallas LLC 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $82,500/lot at 
substantial completion 
in February 2023 with 
an annual 6% 
escalation. 

Document Type: Deed 
Recording No.: 2024000016803 
Verified By: Shelley Sivakumar 
Verification Date: 03/05/2024 
Confirmation Source: Highland Homes - Tammy 

Morrison (972-789-3521) 
Verification Type: Confirmed-Buyer 

Improvement and Site Data 
The Cottages, Phase 1, Block 
H, Lot 1/Tax ID 2867193 

Legal/Tax/Parcel ID: 

0.10 Acres(Gross): 
4,500 Land-SF(Gross): 

No. of Units (Potential): 45 
Shape:  Rectangular 
Topography: Level 
Frontage Desc.: 45' x 100' 
Zoning Code:  PD-80 
Zoning Desc.: Planned Development-80 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Source of Land Info.: Engineering Report 

Comments 

Lots in this development are located in the Celina ISD. Home 
prices are ranging from $442K - $530K for 45' frontage lots. 
Phase 1 was also developed with 107 lots with 35' frontages. 

The Cottages, Phase 1 - 45' Lots  
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Land Sale Profile Sale No. 1

Location & Property Identification 

Trinity Falls, Unit 8, Phase 
3 - 50' Lots 

Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

West side of Donoho Trail, 
north of Olympic Xing 

Address: 

McKinney, TX 75071 City/State/Zip: 

Collin County: 

Submarket: McKinney 

Suburban Market Orientation:  

Donaho Trail Property Location:  

IRR Event ID:   3449851 

Sale Information 
$136,000 Sale Price:  
$136,000 Effective Sale Price:  
12/26/2025 Sale Date:  

Sale Status: Closed 
$/Acre(Gross):  $987,654 
$/Land SF(Gross):  $22.67 

$2,720 /Unit $/Unit (Potential):  
Grantor/Seller: Trinity Falls Holdings, LP & 

Johnson Trinity Falls GP LLC 
Partner 

Grantee/Buyer: Perry Homes LLC 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $136,000/lot 
with an 8% 
appreciation at 
substantial completion 
in December 2025. 

Document Type: Deed 
Recording No.: 2025000167670 
Verified By: Shelley Sivakumar 
Verification Date: 01/12/2026 
Confirmation Source: Kyle Kooda (214-869-1222) 

Verification Type: Confirmed-Buyer 

Improvement and Site Data 
Trinity Falls Planning Unit 8, 
Phase 3, Block A, Lot 2/Tax ID 
2064671 

Legal/Tax/Parcel ID: 

0.14 Acres(Gross): 
6,000 Land-SF(Gross): 

No. of Units (Potential): 50 
Shape:  Rectangular 
Topography: Level 
Frontage Feet:  50 
Frontage Desc.: 50' x 120' 
Zoning Code:  PD 
Zoning Desc.: Planned Development 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Utilities Desc.: Municipal Utility District 
Source of Land Info.: Public Records 

Comments 

This rectangular-shaped lot is located in the McKinney ISD and 
was part of a four-lot takedown in December 2025. 

Trinity Falls, Unit 8, Phase 3 - 50' Lots  
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Land Sale Profile Sale No. 2

Location & Property Identification 

The Heights at Uptown, Phase 
1 - 50' Lots 

Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

East side of Arden Lane, north 
of Duke Lane 

Address: 

Celina, TX 75009 City/State/Zip: 

Collin County: 

Submarket: Celina 

Suburban Market Orientation:  

IRR Event ID:   3246682 

Sale Information 
$110,000 Sale Price:  
$110,000 Effective Sale Price:  
02/19/2025 Sale Date:  

Sale Status: Closed 
$/Acre(Gross):  $833,333 
$/Land SF(Gross):  $19.13 
$/Acre(Usable): $833,333 
$/Land SF(Usable):  $19.13 

$2,200 /Unit $/Unit (Potential):  
Grantor/Seller: Horizon Rockhill Heights, LLC 
Grantee/Buyer: Perry Homes, LLC 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $110,000/lot for 
substantial completion 
in 1Q2025 with an 
annual 6% escalation. 

Document Type: Deed 
Recording No.: 2025000019306 
Verified By: Shelley Sivakumar 
Verification Date: 04/25/2025 
Confirmation Source: Horizon Rockhill Heights 
Verification Type: Confirmed-Seller 

Improvement and Site Data 
The Heights at Uptown, Phase 
1, Block Q, Lot 4/Tax ID 
2933493 

Legal/Tax/Parcel ID: 

0.13/0.13 Acres(Usable/Gross): 
5,750/5,750 Land-SF(Usable/Gross): 

Usable/Gross Ratio: 1.00 
No. of Units (Potential): 50 
Shape:  Rectangular 
Topography: Level 
Frontage Desc.: 50' x 115' 
Zoning Code:  PD-112 
Zoning Desc.: Planned Development 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Source of Land Info.: Public Records 

Comments 

This lot sale was part of the initial 16-lot takedown by Perry 
Homes. Phase 1 is part of a 567-acre mixed-use, 
master-planned development is located in the Celina ISD. 

The Heights at Uptown, Phase 1 - 50' Lots  
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Land Sale Profile Sale No. 3

Location & Property Identification 

Ten Mile Creek, Phase 1 - 55' 
Lots 

Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

South side of Hardwood Drive, 
north of Choate Parkway 

Address: 

Celina, TX 75009 City/State/Zip: 

Collin County: 

Submarket: Celina 

Suburban Market Orientation:  

2621 Hardwood Drive Property Location:  

IRR Event ID:   2805783 

Sale Information 
$100,980 Sale Price:  
$100,980 Effective Sale Price:  
02/21/2025 Sale Date:  

Contract Date: 09/14/2021 
Sale Status: Closed 
$/Acre(Gross):  $666,535 
$/Land SF(Gross):  $15.30 
$/Acre(Usable): $666,535 
$/Land SF(Usable):  $15.30 

$1,836 /Unit $/Unit (Potential):  
Grantor/Seller: CCD - Ten Mile Creek, LLC 
Grantee/Buyer: American Legend Homes LLC 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $99,000/lot in 
4Q2024 with 6% 
escalation. 

Document Type: Warranty Deed 
Recording No.: 2025000021640 
Verified By: Ernest Gatewood 
Verification Date: 04/25/2025 
Confirmation Source: Brian Cramer (214-734-5924) 

Verification Type: Confirmed-Seller 

Improvement and Site Data 
Ten Mile Creek, Phase 1, Block 
A, Lot 10/Tax ID 2931250 

Legal/Tax/Parcel ID: 

0.15/0.15 Acres(Usable/Gross): 
6,600/6,600 Land-SF(Usable/Gross): 

Usable/Gross Ratio: 1.00 
No. of Units (Potential): 55 
Shape:  Rectangular 
Topography: Level 
Corner Lot: No 
Frontage Feet:  55 
Frontage Desc.: 55' x 120' 
Zoning Code:  PD (Planned Development) 
Zoning Desc.: Single-Family 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Utilities Desc.: PID 
Source of Land Info.: Engineering Report 

Comments 

This master-planned development is located in a Public 
Improvement District. Lots are located in the Celina ISD. 

Ten Mile Creek, Phase 1 - 55' Lots  
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Land Sale Profile Sale No. 3

Comments (Cont'd) 

Ten Mile Creek, Phase 1 - 55' Lots  
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Land Sale Profile Sale No. 4

Location & Property Identification 

Hillside Village, Phase 1A - 50' 
Lots 

Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

East side of Lismore Drive, 
south of E. Sunset Boulevard 

Address: 

Celina, TX 75009 City/State/Zip: 

Collin County: 

Submarket: Celina 

Suburban Market Orientation:  

1016 Lismore Drive Property Location:  

IRR Event ID:   2754554 

Sale Information 
$102,113 Sale Price:  
$102,113 Effective Sale Price:  
03/07/2025 Sale Date:  

Sale Status: Closed 
$/Acre(Gross):  $741,561 
$/Land SF(Gross):  $17.02 

$2,042 /Unit $/Unit (Potential):  
Grantor/Seller: WJ Hillside LP 
Grantee/Buyer: Shaddock Homes LTD 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $97,250/lot in 
May 2024 with 6% 
escalation for 
substantial completion 
by Second Quarter 
2024. 

Document Type: Deed 
Recording No.: 2025000027509 
Verified By: Shelley Sivakumar 
Verification Date: 04/25/2025 
Confirmation Source: Melissa Zubik (214-880-8663 

Wynne/Jackson) 
Verification Type: Confirmed-Seller 

Improvement and Site Data 
MSA: Dallas-Fort Worth-Arlington, 

TX 
Hillside Village, Phase 1A, 
Block A, Lot 2/Tax ID 2911398 

Legal/Tax/Parcel ID: 

0.14 Acres(Gross): 
6,000 Land-SF(Gross): 

No. of Units (Potential): 50 
Shape:  Rectangular 
Topography: Level 
Frontage Feet:  50 
Frontage Desc.: 50' x 120' 
Traffic Flow: Low 
Zoning Code:  Development Agreement 
Zoning Desc.: Development Agreement 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Utilities Desc.: Hillside Village PID 
Source of Land Info.: Engineering Report 

Comments 

This subdivision is located within the Hillside Village Public 
Improvement District and is in the Celina ISD. 

Hillside Village, Phase 1A - 50' Lots  
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Land Sale Profile Sale No. 4

Comments (Cont'd) 
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Land Sale Profile Sale No. 5

Location & Property Identification 

Ariana - 55' Lots Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

West side of N. Louisiana 
Drive at GA Moore Parkway 

Address: 

Celina, TX 75009 City/State/Zip: 

Collin County: 

Submarket: Celina 

Suburban Market Orientation:  

IRR Event ID:   3480335 

Sale Information 
$132,000 Sale Price:  
$132,000 Effective Sale Price:  
03/18/2027 Sale Date:  

Sale Status: In-Contract 
$/Acre(Gross):  $871,287 
$/Land SF(Gross):  $20.00 
$/Acre(Usable): $871,287 
$/Land SF(Usable):  $20.00 

$2,400 /Unit $/Unit (Potential):  
Grantor/Seller: North Sky Ariana, LLC 
Grantee/Buyer: K. Hovnanian Homes 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $132,000/lot at 
the future substantial 
completion expected 
in 2027. 

Document Type: Contract of Sale 
Verified By: Shelley Sivakumar 
Verification Date: 03/27/2026 
Confirmation Source: bcramer@ccdevtx.com 
Verification Type: Confirmed-Seller 

Improvement and Site Data 

As vacant land - 29062329, 
2906301, 2906331 

Legal/Tax/Parcel ID: 

0.15/0.15 Acres(Usable/Gross): 
6,600/6,600 Land-SF(Usable/Gross): 

Usable/Gross Ratio: 1.00 
No. of Units (Potential): 55 
Shape:  Rectangular 
Topography: Level 
Frontage Desc.: 55' x 120' 
Zoning Code:  PD 
Zoning Desc.: Planned Development 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Source of Land Info.: Engineering Report 

Comments 

This is a new subdivision currently under development and is 
located within Improvement Area No. 1 in a public 
improvement district. Lots are within the Celina ISD. 

Ariana - 55' Lots  
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Addenda 

North Sky Public Improvement District, Improvement Area No. 2 

Land Sales - 65' Frontage Lots 
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Land Sale Profile Sale No. 1

Location & Property Identification 

Trinity Falls, Unit 6, Phase 
1 - 60' Lots 

Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

South side of Bay Laurel Road, 
west of CR-281 

Address: 

McKinney, TX 75071 City/State/Zip: 

Collin County: 

Submarket: McKinney 

Suburban Market Orientation:  

309 Bay Laurel Road Property Location:  

IRR Event ID:   3449876 

Sale Information 
$159,000 Sale Price:  
$159,000 Effective Sale Price:  
07/29/2025 Sale Date:  

Sale Status: Closed 
$/Acre(Gross):  $961,887 
$/Land SF(Gross):  $22.08 

$2,650 /Unit $/Unit (Potential):  
Grantor/Seller: Trinity Falls Holdings LP 
Grantee/Buyer: Perry Homes, LLC 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $150,000/lot 
with an 8% interest 
appreciation at 
substantial completion 
in March 2025. 

Document Type: Deed 
Recording No.: 2025000096217 
Verified By: Shelley Sivakumar 
Verification Date: 01/12/2026 
Confirmation Source: Kyle Kooda (214-86901222) 
Verification Type: Confirmed-Buyer 

Improvement and Site Data 
Trinity Falls Planning Unit 6, 
Phase 1, Block B, Lot 7/Tax ID 
2942466 

Legal/Tax/Parcel ID: 

0.17 Acres(Gross): 
7,200 Land-SF(Gross): 

No. of Units (Potential): 60 
Shape:  Rectangular 
Topography: Level 
Frontage Feet:  60 
Frontage Desc.: 60' x 120' 
Zoning Code:  PD 
Zoning Desc.: Planned Development 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Utilities Desc.: Municipal Utility District 
Source of Land Info.: Public Records 

Comments 

This rectangular-shaped lot is located in the McKinney ISD. 

Trinity Falls, Unit 6, Phase 1 - 60' Lots  
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Land Sale Profile Sale No. 2

Location & Property Identification 

The Ranch at Uptown, Phase 
One - 60' Lots 

Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

North side of Buck Trail, east 
of FM-455 

Address: 

Celina, TX 75009 City/State/Zip: 

Collin County: 

Submarket: Celina 

Suburban Market Orientation:  

IRR Event ID:   2916324 

Sale Information 
$114,000 Sale Price:  
$114,000 Effective Sale Price:  
02/03/2025 Sale Date:  

Sale Status: Closed 
$/Acre(Gross):  $689,655 
$/Land SF(Gross):  $15.83 

$1,900 /Unit $/Unit (Potential):  
Grantor/Seller: TMTB Uptown LLC 
Grantee/Buyer: Taylor Morrison of Texas, Inc. 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $114,000/lot for 
substantial completion 
in 1Q2025 with an 
annual 6% escalation. 

Document Type: Deed 
Recording No.: 2025000012569 
Verified By: Shelley Sivakumar 
Verification Date: 04/25/2025 
Confirmation Source: Tony Shaw 
Verification Type: Confirmed-Other 

Improvement and Site Data 
The Ranch at Uptown, Phase 
One, Block D, Lot 23/Tax ID 
2932152 

Legal/Tax/Parcel ID: 

0.17 Acres(Gross): 
7,200 Land-SF(Gross): 

No. of Units (Potential): 60 
Shape:  Rectangular 
Topography: Level 
Frontage Feet:  60 
Frontage Desc.: 60' x 120' 
Zoning Code:  SF-R 
Zoning Desc.: Single-Family 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Source of Land Info.: Public Records 

Comments 

This lot developed in Phase 1 is part of a 567-acre mixed-use, 
master-planned development is located in the Celina ISD. The 
development is within the Celina ISD. 

The Ranch at Uptown, Phase One - 60' Lots  
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Land Sale Profile Sale No. 3

Location & Property Identification 

Ten Mile Creek, Phase 1 - 60' 
Lots 

Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

East side of Ten Mile Creek 
Road, north of Choate 
Parkway 

Address: 

Celina, TX 75009 City/State/Zip: 

Collin County: 

Submarket: Celina 

Suburban Market Orientation:  

2113 Ten Mile Creek Road Property Location:  

IRR Event ID:   2805778 

Sale Information 
$110,700 Sale Price:  
$110,700 Effective Sale Price:  
03/13/2025 Sale Date:  

Contract Date: 09/14/2021 
Sale Status: Closed 
$/Acre(Gross):  $669,691 
$/Land SF(Gross):  $15.38 
$/Acre(Usable): $669,691 
$/Land SF(Usable):  $15.38 

$1,845 /Unit $/Unit (Potential):  
Grantor/Seller: CCD - Ten Mile Creek, LLC 
Grantee/Buyer: American Legend Homes LLC 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $108,000/lot in 
4Q2024 with 6% 
escalation. 

Document Type: Warranty Deed 
Recording No.: 2025000029424 
Verified By: Ernest Gatewood 
Verification Date: 04/25/2025 
Confirmation Source: Brian Cramer (214-734-5924) 

Verification Type: Confirmed-Seller 

Improvement and Site Data 
Ten Mile Creek, Phase 1, Block 
I, Lot 4/Tax ID 2931439 

Legal/Tax/Parcel ID: 

0.17/0.17 Acres(Usable/Gross): 
7,200/7,200 Land-SF(Usable/Gross): 

Usable/Gross Ratio: 1.00 
No. of Units (Potential): 60 
Shape:  Rectangular 
Topography: Level 
Corner Lot: No 
Frontage Feet:  60 
Frontage Desc.: 60' x 120' 
Frontage Type: 2 way, 1 lane each way 
Zoning Code:  PD (Planned Development) 
Zoning Desc.: Single-Family 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Utilities Desc.: PID 
Source of Land Info.: Engineering Report 

Comments 

This master-planned development is located in a Public 
Improvement District. Lots are located in the Celina ISD. 

Ten Mile Creek, Phase 1 - 60' Lots  
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Land Sale Profile Sale No. 3

Comments (Cont'd) 
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Land Sale Profile Sale No. 4

Location & Property Identification 

Hillside Village, Phase 1A - 60' 
Lots 

Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

West side of Tullow Drive, 
northwest of Glendenning 
Parkway 

Address: 

Celina, TX 75009 City/State/Zip: 

Collin County: 

Submarket: Celina 

Suburban Market Orientation:  

1001 Tullow Drive Property Location:  

IRR Event ID:   2754555 

Sale Information 
$114,000 Sale Price:  
$114,000 Effective Sale Price:  
05/20/2024 Sale Date:  

Sale Status: Closed 
$/Acre(Gross):  $689,655 
$/Land SF(Gross):  $15.83 

$1,900 /Unit $/Unit (Potential):  
Grantor/Seller: WJ Hillside LP 
Grantee/Buyer: Shaddock Homes LTD 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $114,000/lot  in 
May 2024 with a 6% 
escalation. 

Document Type: Warranty Deed 
Verified By: Shelley Sivakumar 
Verification Date: 04/25/2025 
Confirmation Source: Frank Murphy 

(Wynne/Jackson) 
Verification Type: Confirmed-Seller 

Improvement and Site Data 

MSA: Dallas-Fort Worth-Arlington, 
TX 
Hillside Village, Phase 1A, 
Block A, Lot 23/Tax ID 
2911419 

Legal/Tax/Parcel ID: 

0.17 Acres(Gross): 
7,200 Land-SF(Gross): 

No. of Units (Potential): 60 
Shape:  Rectangular 
Topography: Level 
Frontage Feet:  60 
Frontage Desc.: 60' x 120' 
Traffic Flow: Low 
Zoning Code:  Development Agreement 
Zoning Desc.: Development Agreement 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Utilities Desc.: Hillside Village PID 
Source of Land Info.: Engineering Report 

Comments 

This subdivision is within the Hillside Village Public 
Improvement District and is in the Celina ISD. 

Hillside Village, Phase 1A - 60' Lots  
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Land Sale Profile Sale No. 5

Location & Property Identification 

Ariana - 60' Lots Property Name: 

Sub-Property Type: Residential, Finished SFR Lots 

West side of N. Louisiana 
Drive at GA Moore Parkway 

Address: 

Celina, TX 75009 City/State/Zip: 

Collin County: 

Submarket: Celina 

Suburban Market Orientation:  

IRR Event ID:   3480337 

Sale Information 
$144,000 Sale Price:  
$144,000 Effective Sale Price:  
03/18/2027 Sale Date:  

Sale Status: In-Contract 
$/Acre(Gross):  $871,143 
$/Land SF(Gross):  $20.00 
$/Acre(Usable): $871,143 
$/Land SF(Usable):  $20.00 

$2,400 /Unit $/Unit (Potential):  
Grantor/Seller: North Sky Ariana, LLC 
Grantee/Buyer: K. Hovnanian Homes 
Property Rights: Fee Simple 
Financing: Cash to seller 
Terms of Sale Comments: The base lot price was 

set at $144,000/lot at 
the future substantial 
completion expected 
in 2027. 

Document Type: Contract of Sale 
Verified By: Shelley Sivakumar 
Verification Date: 03/27/2026 
Confirmation Source: bcramer@ccdevtx.com 
Verification Type: Confirmed-Seller 

Improvement and Site Data 

As vacant land - 29062329, 
2906301, 2906331 

Legal/Tax/Parcel ID: 

0.17/0.17 Acres(Usable/Gross): 
7,200/7,200 Land-SF(Usable/Gross): 

Usable/Gross Ratio: 1.00 
No. of Units (Potential): 60 
Shape:  Rectangular 
Topography: Level 
Frontage Desc.: 60' x 120' 
Zoning Code:  PD 
Zoning Desc.: Planned Development 
Flood Plain:  No 
Utilities: Water Public, Sewer 
Source of Land Info.: Engineering Report 

Comments 

This is a new subdivision currently under development and is 
located within Improvement Area No. 1 in a public 
improvement district. Lots are within the Celina ISD. 

Ariana - 60' Lots  
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Addenda 

North Sky Public Improvement District, Improvement Area No. 2 
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