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Management is responsible for the accompanying forecast of Serratoga Falls Metropolitan District No. 1
& District No. 3, which comprises the accompanying forecasted cash fiows for the years ending
December 31, 2020 through December 31, 2058, (Exhibit D). The additional items are for analyses only
including: the forecasted absorption and market values (Exhibit A}, the actual sales and assessed values
{Exhibit 8), District Water Fees (Exhibit C}, and forecasted cash flows (Exhibit D).

This includes the related summaries of significant assumptions and accounting poficies. We have
performed a compilation engagement. We did not examine or review the forecast nor were we reguired
to perform any procedures to verify the accuracy or completeness of the information provided by
management, Accordingly, we do not express an opinion, a conclusion, nor provide any form of
assurance on this forecast.

The accompanying presentation of projected sources and uses of cash for the years ending December
31, 2020 through December 31, 2058, under the hypothetical assumptions described in the
accompanying notes are for additional analyses only. They should not be used for any other purpose,

There will usually be differences between the forecasted and actuat results because events and

circumstances frequently do not occur as expected and those differences may be material. We have no
responsibility to update this report for events and circumstances occurring after the date of this report.
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Serratoga Falls District No. 3
Summary of Significant Assumptions and Accounting Policies

This forecast is based on information provided by representatives of the Board of Directors of the
Serratoga Falls Metropolitan District No. 1 and District No. 3 {the District) collectively referred to as
“management” herein. Management has relied on actual sales, actual assessed values, and a market
analysis and absorption forecast prepared by King & Associates, Inc. Littieton Colorado dated January
2021 for the taxable value and absorption of the residential property.

This forecast presents, to the best of management’s knowledge and belief, the expected cash receipts,
and disbursements for the forecast period. Accordingly, the forecast reflects management’s judgment as
of January 13, 2020. The assumptions disclosed herein are those that management believes are
significant to the forecast.

There will usually be differences between the forecasted and actual results because events and
circumstances frequently do not occur as expected, and those differences may be material.

The purpose of this forecast is to show the amount of funds available for operations and debt payments
during the period for the proposed Limited Tax General Obligation Bonds, Series 20218 (the “Series
2021B Bonds”) in the amount of $11,550,000. The Series 2021B Bonds are forecasted to be issued on
January 26, 2021. The proceeds will be used for the purposes of reimbursing a portion of the costs of
acquiring, constructing and installing certain public improvements, and to pay costs of issuing the Series
2021 Bonds.

Note 1: Intergovernmental Agreements

This forecast assumes that an intergovernmental agreement exists between Serratoga Falls
Metropolitan Districts No. 1 and No. 3 to achieve operational economies of scale through sharing costs
for certain items such as General administrative costs, landscaping maintenance and repairs, utilities,
and non-potable irrigation water fees.

Note 2: Ad Valorem Taxes

A primary source of revenues for the District will be the collection of ad valorem taxes. For collection
year 2020, residential property is assessed at 7.15% of market values. Prior to the construction of a
dwelling unit, residential lots are assessed at 29% of market values. Per the King and Associates
Metrostudy report, the residential development within the District is anticipated to include 250
residential units from 2019 through completion in 2023. Market values for the residential property in
the District are forecasted to range from $450,000 to $875,000 as of 2020 as detailed in Exhibit A. Actual
sales and assessed values through December 22, 2020 are summarized in Exhibit B. Market values of
residential dwelling units are forecasted to inflate at 5% per year. After the construction of residential
property, market values are assumed to inflate at 6% biennially.

Vacant lots are assumed to be assessed annual as of January 1*. Homes are assumed to be assessed on
the January 1% after completion. This forecast recognizes the related property taxes as revenue in the
following year. The Larimer Country Treasurer charges a 2% fee for the collection of property taxes.

According to the District’s Amended and Restated Service Plan, the maximum aggregate levy the district
is permitted to impose for operations, capital projects, and debt service is 50.000 mills (subject to




adjustment for changes in the method of calculating the assessed valuation after January 1, 2014) for
debt service. As a result of the residential rate change from 7.96% to 7.15% in collection year 2020, the
District estimates that it will impose an operation levy of 11.133 mills and a debt levy of 44.531 mills in
collection year 2021 and all subsequent years.

The forecast assumes that Specific Ownership Taxes collected on motor vehicle and other personal
property registrations will be 5% of property taxes. The forecast assumes trustee fees will be $7,500
annually.

Note 3: Water Fees

As set forth in the Water Rules and Regulations, the Districts impose water fees based on lot size as
outlined in Exhibit C. These fees are billed annually on March 15.The annual Water Charge may be used
by the District for purposes of paying all or any part of the costs associated with the District’s operation
and maintenance expenses including, but not limited to, the operation and maintenance of the District’s
irrigation system, the District’s ground maintenance services, such services to include, but not be limited
to, the irrigation and landscaping of the Districts’ open spaces, and any other budgeted general fund
expenditures of the Districts. No change to these rates is anticipated as part of this analysis.

Note 4: Operating Expenses

Operating expenses for the District are forecasted to be paid by District No. 1 though District No. 3's
operating levy and through fees imposed on District No. 3 Residents for non-potable water use. It is
anticipated that District No. 3 will contribute one-half of the common expenses related to general &
administrative cost, landscape maintenance and repair, utilities, and irrigation water expenses. This
forecast assumes an annual inflation rates of 2% for general and administrative, landscaping, and water
costs. Utilities are assumed to inflate at a rate of 1% annually. Major repairs to the non-potable system
or landscaping are presumed to occur biennially with a 4% annual inflation rate (8% biennially).

The anticipated sources and uses of operating income and expenses can be found in Exhibit D. The
anticipated sources and uses of debt service income and expenses can be found in Exhibit D.




Exhibit A — Forecasted Absorption and Market Values

Market
Phase Year Value?! 2019 2020 2021 2022 2023
Vacant Lots 30,915 214 137 78 22 -
Home Type 1 450,000 33 84 85 85 85
Home Type 2 520,000 3 20 43 53 53
Home Type 3 640,000 - 9 24 30 30
Home Type 4 700,000 - 0 10 25 32
Home Type 5 875,000 - 0 10 35 50
Total Homes 36 113 172 228 250

1Based on Market Study prepared by King & Associates, Inc. Littleton Colorado dated January 2021

Exhibit B — Actual Sales and Assessed Values?*

Sale Year Home Type Number of Average Average Average Total

Homes Sales Price Actual Value Assessed Value Assessed Value
2019 1 33 447,610 466,345 33,344 1,100,342
2019 2 3 508,173 512,933 36,675 110,024
2020 1 51 449,975 227,131 21,214 1,081,913
2020 2 17 521,545 133,971 16,764 284,983
2020 3 9 637,250 43,000 12,470 112,230
Unsold Lot 137 n/a 31,274 8,287 1,135294
Total 250 3,824,786

1Sales data as of December 22, 2020




Exhibit C — District Water Fees

Lot Size —sq ft
. Annual
Min Max Charge
5,000 6,999 300.00
7,000 8,999 375.00
9,000 10,999 450.00
11,000 12,999 525.00
13,000 14,999 600.00
15,000 16,999 675.00
17,000 18,999 750.00
19,000 20,999 825.00




Assessment Year

Total Assessed Value

Assessed Value - 20168 Debt - 5% Growth
Total Assessed Value including 20168

Collection Year

Prior Year Assessed Value
Operating Levy

Debt Levy

QOperating

Beginning Fund Balance

Operating Revenue
Operating Property Taxes
Operating Specific Ownership Taxes - 5%
Water Fees

Total Revenue

Operating Expenses
Treasurer's Fees - 2% of Property Taxes
General & Administrative
Utilities
Landscaping
Irrigation Water Costs
Major Repairs
Total Expenses
Excess Revenue {Expanses)

Developer Funding of Shortfall
Ending Fund Balance

Debt Service
Beginning Fund Balance
Debt Service Revenue
Property Taxes
Specific Ownership Taxes {5% of Property Tax}
Total Revenue

Expenses
Treasurer's Fees (2% of Property Tax)
Trustee Fees
Principal 20168
Interest 20168
Principal 20218
Interest 20218
Principal 2021C
Interest 2021C

Total Expenses

Ending Fund Balance

Exhibit D — Forecasted Cash Flows — Including Assessed Values

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
3,825,956 6,020,233 8,920,562 11,877,506 12,783,682 13,550,703 13,550,703 14,363,745 14,363,745 15,225,570
134,128 142,177 150,708 - - = - - - -
3,960,085 6,162,410 9,071,270 11,877,506 12,783,682 13,550,703 13,550,703 14,363,745 14,363,745 15,225,570
2021 2022 2023 2024 2025 2026 2027 2028 2028
3,960,085 6,162,410 9,071,270 11,877,506 12,783,682 13,550,703 13,550,703 14,363,745 14,363,745
11.133 11.133 11.133 11.133 11.133 11.133 11.133 11.133 11.133
44,531 44531 44531 44531 44531 44.531 44,531 44.531 44.531
688 688 588 11,651 11,508 68,029 75,539 133,169 137,847
44,088 68,606 100,990 132,232 142,321 150,860 150,860 159,912 159,912
2,204 3,430 5,050 6,612 7,116 7,543 7,543 7,996 7,996
50,450 73,650 85,000 105,375 105,375 105,375 105,375 105,375 108,375
96,742 145,686 201,040 244,219 254,812 263,778 263,778 273,283 273,283
Inflation Rate
882 1,372 2,020 2,645 2,846 3,017 3,017 3,198 3,198
2% 20,000 20,400 20,808 21,224 21,648 22,081 22,523 22,873 23,432
1% 10,000 10,100 10,201 10,303 10,406 10,510 10,615 10,721 10,828
2% 102,500 104,550 106,641 108,774 110,949 113,168 115,431 117,740 120,095
2% 48,450 49,419 50,407 51,415 52,443 53,492 54,562 55,653 56,766
8% - - - 50,000 - 54,000 - 58,320 -
181,832 185,841 180,077 244,361 198,252 256,268 206,148 268,605 214,318
(85,090) (40,155) 10,963 (142} 56,520 7,510 57,630 4,678 58,964
85,080 40,155 - - - - -
688 688 11,651 11,509 68,029 75,539 133,169 137,847 196,811
8,595 2,585 1,595 1,595 1,595 1,585 1,585 1,595 1,595
176,347 274,418 403,953 528,917 569,270 603,426 603,426 639,632 639,632
8,817 13,721 20,198 26,446 28,464 30,171 30,171 31,982 31,982
185,164 288,139 424,151 555,363 597,734 633,597 633,597 671,614 671,614
3,527 5,488 8,079 10,578 11,385 12,069 12,069 12,793 12,793
7,500 7,500 7,500 7,500 7,500 7,500 7,500 7,500 7,500
143,204 262,491 58,805 - - - - - -
37,933 12,660 1,323 ~ - - - - -
1,000 1,000 348,444 537,285 578,849 614,028 614,028 651,321 651,321
191,164 289,139 424,151 555,363 597,734 633,557 633,597 671,614 671,614
2,595 1,585 1,595 1,595 1,595 1,595 1,595 1,595 1,595




Exhibit D~ Forecasted Cash Flows —Including Assessed Values

Assessment Year 2030 2031 2032 2033 2034 2035 2036 2037 2038 20398
Total Assessed Value 15,225,570 16,139,104 16,139,104 17,107,450 17,107,450 18,133,897 18,133,897 18,221,931 19,221,931 20,375,247
Assessed Value - 20168 Debt - 5% Growth - ~ - - - - - - - -
Total Assessed Value including 20168 15,225,570 16,139,104 16,139,104 17,107,450 17,107,450 18,133,897 18,133,897 19,221,931 19,221,831 20,375,247
Collection Year 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039
Prior Year Assessed Value 15,225,570 15,225,570 16,139,104 16,139,104 17,107,450 17,107,450 18,133,897 18,133,857 19,221,831 18,221,831
Operating Levy 11.133 11.133 11,133 11.133 11.133 11.133 11.133 11.133 11.133 11.133
Debt Levy 44,531 44,531 44,531 44.531 44,531 44531 44,531 44,531 44,531 44,531
Operating
Beginning Fund Balance 196,811 198,556 259,092 257,801 320,172 315,731 380,221 372,510 439,426 428,317
Operating Revenue
Operating Property Taxes 169,506 169,506 179,677 179,677 190,457 180,457 201,885 201,885 213,998 213,998
Operating Specific Ownership Taxes - 5% 8,475 8,475 8,984 8,984 9,523 9,523 10,084 10,094 10,700 10,700
Water Fees 105,375 105,375 105,375 105,375 105,375 105,375 105,375 105,375 105,375 105,375
Total Revenue 283,356 283,356 294,036 294,036 305,355 305,355 317,354 317,354 330,073 330,073
Operating Expenses
Treasurer's Fees - 2% of Property Taxes 3,390 3,390 3,594 3,594 3,808 3,809 4,038 4,038 4,280 4,280
General & Administrative 23,901 24,379 24,867 25,364 25,871 26,388 26,816 27,454 28,003 28,563
Utilities 10,936 11,045 11,155 11,267 11,380 11,454 11,609 11,725 11,842 11,960
Landscaping 122,487 124,947 127,446 129,995 132,595 135,247 137,952 140,711 143,525 146,396
Irrigation Water Costs 57,901 58,059 60,240 61,445 62,674 63,927 65,206 66,510 67,840 69,197
Major Repairs 62,986 - 68,025 - 73,467 - 79,344 - 85,692 -
Total Expenses 281,611 222,820 295,327 231,665 309,796 240,865 325,065 250,438 341,182 260,396
Excess Revenue (Expenses) 1,745 60,536 {1,281) 62,371 (4,441) 64,490 (7,711) 66,916 {11,209} 69,677
Developer Funding of Shortfall - - - - - - - - - -
Ending Fund Balance 198,556 259,092 257,801 320,172 315,731 380,221 372,510 439,426 428,317 497,994
Debt Service
Beginning Fund Balance 1,595 1,595 1,595 1,595 1,595 1,595 1,595 1,595 1,585 1,585
Debt Service Revenue
Property Taxes 678,010 678,010 718,690 718,690 761,812 761,812 807,521 807,521 855,872 855,872
Specific Ownership Taxes (5% of Property Tax) 33,901 33,901 35,935 35,935 38,091 38,091 40,376 40,376 42,799 42,799
Total Revenue 711,911 711,911 754,625 754,625 799,903 799,903 847,897 847,897 898,771 898,771
Expenses
Treasurer's Fees (2% of Property Tax) 13,560 13,560 14,374 14,374 15,236 15,236 16,150 16,150 17,119 17,119
Trustee Fees 7,500 7,500 7,500 7,500 7,500 7,500 7,500 7,500 7,500 7,500
Principal 20168 - - - - - - - - - -
Interest 20168 - - - - - - - - - -
Principal 2021B - - - - - - - - - -
Interest 20218 690,851 690,851 732,751 732,751 777,167 777,167 824,247 824,247 874,152 874,152
Principal 2021C - - - - - - - - - -
interest 2021C - - - - - - - - - -
Total Expenses 711,911 711,911 754,625 754,625 799,903 799,803 847,897 847,897 898,771 898,771

Ending Fund Balance 1,595 1,595 1,595 1,595 1,595 1,595 1,595 1,595 1,595 1,595




Assessment Year

Total Assessed Value

Assessed Value ~ 2016B Debt - 5% Growth
Total Assessed Value including 20168

Collection Year

Prior Year Assessed Value
Operating Levy

Debt Levy

Operating

Beginning Fund Balance

Operating Revenue
Operating Property Taxes
Operating Specific Ownership Taxes - 5%
Water Fees

Total Revenue

Operating Expenses
Treasurer's Fees ~ 2% of Property Taxes
General & Administrative
Utilities
Landscaping
Irrigation Water Costs
Major Repairs
Total Expenses
Excess Revenue (Expenses)

Developer Funding of Shortfall
Ending Fund Balance

Debt Service

Beginning Fund Balance

Debt Service Revenue
Property Taxes

Specific Ownership Taxes (5% of Property Tax)

Total Revenue

Expenses
Treasurer's Fees (2% of Property Tax}
Trustee Fees
Principal 20168
Interest 20168
Principal 20218
Interest 20218
Principal 2021C
interest 2021C

Total Expenses

Ending Fund Balance

Exhibit D ~ Forecasted Cash Flows — Including Assessed Values

2040 2041 2042 2043 2044 2045 2046 2047 2048 2049
20,375,247 21,597,762 21,597,762 22,893,628 22,893,628 24,267,246 24,267,246 25,723,281 25,723,281 27,266,678
20,375,247 21,597,762 21,597,762 22,893,628 22,893,628 24,267,246 24,267,246 25,723,281 25,723,281 27,266,678

2040 2041 2042 2043 2044 2045 2046 2047 2048 2049
20,375,247 20,375,247 21,597,762 21,597,762 22,893,628 22,893,628 24,267,246 24,267,246 25,723,281 25,723,281

11.133 11133 11.133 11.133 11133 11.133 11133 11.133 11.133 11133
44,531 44.531 44,531 44.531 44,531 44.531 44.531 44,531 44531 44,531
497,984 483,346 556,143 537,805 614,113 591,925 672,166 645,949 730,578 700,141
226,838 226,838 240,448 240,448 254,875 254,875 270,167 270,167 286,377 286,377
11,342 11,342 12,022 12,022 12,744 12,744 13,508 13,508 14,312 14,319
105,375 105,375 105,375 105,375 105,375 105,375 105,375 105,375 105,375 105,375
343,555 343,555 357,845 357,845 372,994 372,984 389,050 389,050 406,071 406,071
4,537 4,537 4,808 4,809 5,088 5,098 5,403 5,403 5,728 5,728
29,134 29,717 30,311 30,817 31,535 32,166 32,808 33,465 34,134 34,817
12,080 12,201 12,323 12,446 12,570 12,696 12,823 12,951 13,081 13,212
149,324 152,310 155,356 158,463 161,632 164,865 168,162 171,525 174,956 178,455
70,581 71,883 73,433 74,902 76,400 77,928 79,487 81,077 82,699 84,353
92,547 - 99,951 - 107,947 - 116,583 - 125,910 ~
358,203 270,758 376,183 281,537 395,182 292,753 415,267 304,421 436,508 316,565
(14,648) 72,797 (18,338) 76,308 {22,188) 80,241 (26,217) 84,629 {30,437) 89,506
483,346 556,143 537,805 614,113 591,925 672,166 645,949 730,578 700,141 789,647
1,595 1,585 1,595 1,595 1,585 2,040 1,900 2,124 2,748 2,115
907,330 907,330 961,770 961,770 1,018,476 1,019,476 1,080,645 1,080,645 1,145,483 1,145,483
45,367 45,367 48,089 48,089 50,974 50,974 54,032 54,032 57,274 57,274
952,697 952,697 1,009,858 1,009,859 1,070,450 1,070,450 1,134,677 1,134,677 1,202,757 1,202,757
18,147 18,147 19,235 19,235 20,390 20,390 21,613 21,613 22,910 22,910
7,500 7,500 7,500 7,500 7,500 7,500 7,500 7,500 7,500 7,500
- - - - 105,000 356,000 440,000 466,000 562,000 595,000
927,050 927,050 983,124 983,124 937,115 686,700 665,340 638,940 610,980 577,260
952,697 952,697 1,009,858 1,009,859 1,070,005 1,070,580 1,134,453 1,134,053 1,203,380 1,202,670
1,595 1,595 1,585 1,585 2,040 1,900 2,124 2,748 2,115 2,202




Exhibit D — Forecasted Cash Flows — Including Assessed Values

Assessment Year 2050 2051 2052 2053 2054 2035 2056 2057 2058
Total Assessed Value 27,266,678 28,902,679 28,902,679 30,636,840 30,636,840 32,475,050 32,475,050 34,423,553 34,423,553
Assessed Value - 20168 Debt - 5% Growth - - - - - - - - -
Total Assessed Value including 20168 27,266,678 28,902,679 28,902,679 30,636,840 30,636,840 32,475,050 32,475,050 34,423,553 34,423,553
Collection Year 2050 2051 2052 2053 2054 2055 2056 2057 2058
Prior Year Assessed Value 27,266,678 27,266,678 28,902,679 28,902,679 30,636,840 30,636,840 32,475,050 32,475,050 34,423,553
Operating Levy 11.133 11.133 11.133 11.133 11.133 11.133 11.133 11.133 11.133
Debt Levy 44,531 44,531 44531 44,531 44,531 44.531 44.531 44,531 44531
Operating
Beginning Fund Balance 789,647 754,785 848,702 810,191 911,089 866,680 974,170 924,596 1,039,342
Operating Revenue
Operating Property Taxes 303,560 303,560 321,774 321,774 341,080 341,080 361,545 361,545 383,237
Operating Specific Ownership Taxes - 5% 15,178 15,178 16,089 16,089 17,054 17,054 18,077 18,077 19,162
Water Fees 105,375 105,375 105,375 105,375 105,375 105,375 105,375 105,375 105,375
Total Revenue 424,113 424,113 443,238 443,238 463,509 463,509 484,997 484,997 507,774
Operating Expenses
Treasurer's Fees - 2% of Property Taxes 6,071 6,071 6,435 6,435 6,822 6,822 7,231 7,231 7,665
General & Administrative 35,513 36,223 36,947 37,686 38,440 39,209 39,993 40,793 41,609
Utilities 13,344 13,477 13,612 13,748 13,885 14,024 14,164 14,306 14,449
tandscaping 182,024 185,664 189,377 193,165 197,028 200,969 204,988 209,088 213,270
Irrigation Water Costs 86,040 87,761 89,516 91,306 93,132 94,995 96,895 98,833 100,810
Major Repairs 135,983 - 146,862 - 158,611 - 171,300 - 185,004
Total Expenses 458,975 329,196 482,749 342,340 507,918 356,019 534,571 370,251 562,807
Excess Revenue {Expenses} {34,862) 94,917 {39,511) 100,858 (44,409) 107,490 {49,574) 114,746 (55,033)
Developer Funding of Shortfall - - - - - - - - -
Ending Fund Balance 754,785 849,702 810,191 911,089 866,680 974,170 924,596 1,039,342 984,309
Debt Service
Beginning Fund Balance 2,202 1,781 1,480 1,857 2,014 1,611 2,208 1,838 2,308
Debt Service Revenue
Property Taxes 1,214,212 1,214,212 1,287,065 1,287,065 1,364,289 1,364,285 1,446,146 1,446,146 1,532,815
Specific Ownership Taxes (5% of Property Tax} 60,711 60,711 64,353 64,353 68,214 68,214 72,307 72,307 76,646
Total Revenue 1,274,923 1,274,923 1,351,418 1,351,418 1,432,503 1,432,503 1,518,453 1,518,453 1,609,561
Expenses
Treasurer's Fees (2% of Property Tax) 24,284 24,284 25,741 25,741 27,286 27,286 28,823 28,923 30,658
Trustee Fees 7,500 7,500 7,500 7,500 7,500 7,500 7,500 7,500 7,500
Principal 20168 - - - - - - ~ - -
Interest 20168 - - - - - - - - -
Principat 20218 702,000 744,000 863,000 515,000 1,050,000 1,112,000 1,264,000 1,339,000 1,037,000
Interest 20218 541,560 499,440 454,800 403,020 348,120 285,120 218,400 142,560 62,220
Principal 2021C - - - - - - - - -
interest 2021C - - - - - - - - 474,491
Total Expenses 1,275,344 1,275,224 1,351,041 1,351,261 1,432,906 1,431,906 1,518,823 1,517,983 1,611,869

Ending Fund Balance 1,781 1,480 1,857 2,014 1,611 2,208 1,838 2,308 -




