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INTRODUCTION

Falcon Pointe is an ongoing master planned community with a variety of
residential and non-residential uses within the City of Pflugerville (the “City”) located
in the vicinity of Tollway 130 and Pfluger Parkway. By partnering with Terrabrook
Falcon Pointe, LP, the developer of Falcon Pointe, the City can implement significant
improvements consistent with its long-term goals for the undeveloped areas of the
City within and around Falcon Pointe.

Currently, the property is limited by several impediments which have rendered
the property undeveloped or underdeveloped, and hindered the ability of property
owners and the City to realize its highest and best use. The proposed tax increment
reinvestment zone described in these plans (the “Zone”) provides a mechanism to
overcome these impediments and create a quality and cohesive addition to the City
and its residents in a financially sound manner. But for the Zone financing, these
improvements would not be financially viable in the foreseeable future for either the
developer or the City.

The following Project Plan and Financing Plan describe the purposes and
funding sources of the Zone; statutory references in the Plans are to the applicable
provisions of the Texas Tax Code relating to the required contents of the Plans. For
development areas which fall within the Falcon Pointe development area; all
development standards, land use and guidelines shall continue to be in full force and
affect as dictated by the Falcon Pointe Alternative Land Use Regulation Two South
agreement, executed May 2009 and subsequently adopted in Ordinance number 999-
09-04-28 of the City of Pflugerville.

PROJECT PLAN

1. Existing Property Uses/Proposed Improvements/Proposed Property Uses
(311.011(b)(1))
a. Existing uses and conditions of real property in the zone

The property within the Zone is currently undeveloped, open, and vacant. The
current uses of the Zone are depicted on Exhibit A. The metes and bounds
description of the Zone boundary is in Exhibit B.

b. Proposed Improvements to the property

Improvements proposed for the property in the Zone include (Exhibit D):

e Colorado Sand Drive (North/South Retail Collector)

o Segment “A” (Phase One):
[including; paving (two-lanes), raised median, water, sewer, drainage,
landscaping, lighting, dry utilities, sidewalks]
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o Segment “A” (Phase Two):
[including; paving (remaining two-lanes), water, sewer, drainage,
landscaping, lighting, dry utilities, sidewalks]. It is anticipated that
Segment “A” Phase One and Segment “A” Phase Two will be
constructed on or about the same construction schedule.

o Segment “B” (Phase One):

[including; paving (two-lanes), surface street drainage, water and dry
utilities. Segment “B” Phase One (Colorado Sand Dr.) shall consists of
full ROW width, raised median, two travel lanes (one lane in each
direction) and water main. In addition to Colorado Sand Drive, Segment
“B” Phase One will include lateral connections “High School” connection
to SH130 (full street section), to be known as Copper Mine Dr. and
“Elementary School” connection (full street section) to be know as
Autumn Slate Dr.]

o Segment “B” (Phase Two):
[including; from Colorado Sand Drive/SH130 intersection to Colorado
Sand Drive Segment “A” terminus (Falcon Pointe Boundary Line), right-
of-way acquisition over “Bohls”, “Mellenbruch” and “PISD” Tracts,
paving, surface street drainage, water, dry utilities (shall consists of full
ROW width, raised median, two travel lanes (one in each direction) and
water main)]

Colorado Sand Drive (North/South Retail Collector) design standard; four-lane
divided Modified Minor Arterial. Modified Minor Arterial defined as; four-lane
divided roadway section; 90-foot ROW, ultimate section; 4-travel lanes, 64-foot
pavement width, 12-foot raised median width, 465-foot max. curve radius, 35 mph
design speed. Specific design elements related to median cuts, street lighting and
ROW landscaping to be coordinated during the final engineering and landscape
design phase.

e South Tract Lift Station:
Lift station to be sized to include wastewater service to entire area south of
Falcon Pointe “Central Park” (aka: South Tract) and adjacent “Bohls” tract
(sized for future retail/ commercial).
(i.e. wastewater lift station, gravity, force main facilities and incidental
supporting lift station components)

e Lonestar Boulevard:
(i.e. connection from Falcon Pointe Boulevard to Colorado Sand Drive; water,
sewer, drainage, paving, landscaping, lighting, dry utilities, sidewalks)

e South Tract Semi-Regional Pond:
(i.e. detention/drainage, landscaping, trails, recreation improvements)
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o Pflugerville Parkway Right-of-way acquisition over (Falcon Pointe):
(i.e. project costs associated with additional ROW acquisition requirements for
future widening of Pflugerville Parkway and/ or roadway infrastructure costs)

e Economic Development Land Cost Participation:
Commercial/Retail /Office land acquisition cost for approved(*) designated
land within TIRZ Boundary. [i.e. agreed upon land cost reimbursement,
supporting closing cost expenses and incidental site specific supporting
infrastructure]

(*Economic Development Land Cost Assistance reimbursements to be approved by
PCDC Board; Reinvestment Zone No. One of the City of Pflugerville, Falcon Pointe
TIRZ Board of Directors; Pflugerville City Council and Developer)

c. Proposed property uses

The proposed uses for the property are shown in Table 1 and depicted on
Exhibit C. Land uses to be dictated by Alternate Land Use Regulation District
(ALUR), as approved by City Ordinance No. 999-09-04-28.

2. Proposed Changes of Municipal Ordinances (311.011(b)(2))
There are no contemplated changes to ordinances or codes of the City.
3. Estimated Non-Project Costs (311.011(b)(3))

The estimated non-project costs are the development costs to be funded by the
developer for which there is no proposed Zone reimbursement. The estimated
non-project costs are shown in Table 2. Not included in the listed non-project
costs is the significant additional private investment associated with land
acquisition, taxes, and marketing.

4. Method of Relocation (311.011(b)(4))

There are no existing residents that will be displaced by the project.

REINVESTMENT ZONE FINANCING PLAN
1. Estimated Project Costs of the Zone (311.011(c)(1))

The project costs are estimated to be $12,500,000, and include public
improvements and the associated costs for designing, acquiring and constructing the
improvements. Additional project costs include financing costs, as well as the costs of
creating and administering the Zone. Land costs for eligible public improvements, are
eligible Zone costs. Project costs are presented in 2011 dollars; an appropriate
construction price index will be applied to account for increased costs over the life of
the project. Project costs are shown in Table 3.
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2. Proposed Public Works and Improvements (311.011(c)(2))

The eligible public works and improvements for the zone are shown on Exhibit
D and include roadways and drainage, wastewater collection, storm water detention
facilities, amenity lakes, and parks, trails, landscaping, and recreation facilities. The
land cost for eligible public works and improvement projects is an eligible project cost.

3. Economic Feasibility Study (311.011(c)(3)

A market study prepared by Metrostudy, supports the absorption projections
used in the Plan and is included in Exhibit E. Based on such study, the plan is
determined to be economically feasible.

4. Estimate of Bonded Indebtedness (311.011(c)(4)

Bonds secured by tax increment revenues may be issued for or on behalf of the
Zone to pay Zone project costs, including financing costs such as capital costs, interest,
and credit enhancement, as well as administration costs. The bonds may be issued in
one or more series at the earliest time that the Zone’s tax increment revenues are
sufficient to pay principal and interest on such bonds. The estimated amount of bonds
to be issued is $16,725,000, which funds reimbursements of approximately $12,500,000
and costs of issuance of approximately $1,672,500. In addition, the bonds will fund
capitalized interest and reserve fund of approximately $2,552,500, which will both be
used to pay debt service. The Zone may supplement bonded reimbursements with
reimbursements paid directly from tax increment proceeds as they become available.
Project costs in Table 3 are expressed in 2011 dollars.

5. Estimate of time when costs and monetary obligations are incurred
(311.01(c)(5))

The Zone will incur costs and monetary obligations at the inception of the Zone
and at such time as projects are constructed by or on behalf of the Zone.

6. Method of Financing (311.011(c)(6))

Project costs will be advance funded by the developer or by the City, or
incurred directly by or on behalf of the Zone. It is expected that the Zone will finance
projects directly, or reimburse the developer or the City by a combination of tax-
exempt bonds and cash reimbursements. Increment created within the designated
Zone will be used to reimburse the developer and/or City to service the debt used to
reimburse the developer and/ or City with respect to Zone Improvements (Projects).

The City of Pflugerville is the initial participant in the Zone. Additional
participants may include Travis County and/or Travis County Emergency Services
District No. 2. The City property tax participation is 100 percent, subject to City
Administration fee (5%) along with an annual City Service Payment to the City.
Travis County Emergency Services District No. 2 may participate at a rate of up to 100
percent of its tax rate.
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The City may retain the estimated costs of providing municipal services in the
Zone. The cost of service payment to the City is based on the following

schedule:
ZONE YEAR CITY SERVICE PAYMENT
1-30 $250/ year per residential unit

For cost of service purposes, town homes and multi-family units are counted as
70 percent of a residential unit.

The projected net Zone revenues available, after applying the City’s costs of
service for reimbursements, are shown in Table 4.

7. Current Appraised Value of Real Property in the Zone (311.011(c)(7))

The total taxable value for the Zone, based on available 2010 certified values, is
$6,554,896. The certified 2010 value, when certified, will be the actual Base Year Value.

8. Estimated Captured Appraised Value (311.011(c)(8))

The captured appraised property value within the Zone is projected to be
approximately $393,424,188 at the end of the life of the Zone. The projected increment
and captured appraised value by year is shown in Table 5.

9. Duration of the Zone (311.011(c)(9))

The duration of the Zone is 30 years.
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Exhibit A.  Existing Conditions
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Exhibit B. = Metes and Bounds Description
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Exhibit C. Proposed Land Uses
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Exhibit D. Proposed Public Improvements
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SEGEMENT 8, PHASE 1 =
Project Responsibility: City + 1 1
¥ E Boulder Crest Dr
f- Proposed Overall Improvements: |
p 1. Paving _f3 o
i 2, Surface street drainage Ay ‘\& %
Autumn Slate D I
o 3. Water 1 Watef Pass 4‘%, ‘\#)\?
z Jy 4. Dry utilities Q o
z 4% { o i % -
U_}_ 5 Proposed Specific Improvements: o i 4 ﬁ?
S O ﬂ Colorado Sand Dr 2 ‘§ 8 %G‘ Q
2 G | | | 1.Full ROW. width g i = / @’c
5B q 2. Raised median - ‘g i 2 &
b LY % 3. Two travel lanes 2 ; é
, % o i 4. Water main - g 4 .§$
B 7 ? &
o Lateral Connections (Including Ultimate Section) Barley Field Pass
| 1. High School conneclion ta SH-130 (Copper Mine Dr) 05\
| 2. Elementary School connection (Autumn Slate Dr)
g 3
2 LONESTAR BLVD i o] a > =
'%. Project Responsibility: Developer @ 2 ' §
g % g g & = 3
O ’% o Proposed Impovements: =1 Z ? é e -fé
% z @) 1. Connection from Falcon Point Blvd to Colorado Sand Dr ‘t = % g 2 §
3, o 2. Water 8 s =
@ 0, £l
a - A 3. Sewer ] H =
= w Q 5 Lt
o = 4, Drainage 5
Q 42} '& 5. Paving
= 52} .
o 6 Lgnd_scaplng
% 7 Lighting
o 8. Dry utilities
9. Sidewalks
SEGMENT B, PHASE 2
Project Responsibility: TBD
Proposed Impovements:
1. R.O.W. Acquisilion
g gil\ffl:r;ge street drainage EIFT STATION
Eater Project Responsibility: Developer
5. Dry utilities Proposed Impovements:
1. Provide wastewater service to Central Park and Bohls tracls
2. To include wastewater lift station, gravily, force main and
incidental components
SEGMENT A, PHASE 1
bl Project Responsibility: Developer
z Z
3 d"s Proposed Impovements:
;’; 1. Paving (2 lanes)
a

2. Raised median
3. Water

4. Sewer

5 Drainage

6. Landscaping
7 Lighting

8. Dry utilities

9. Sidewalks

Legend

Road Improvements

Segment B, Phase 1
e Segment B, Phase 2

s | onestar Blvd

E Regional Detention & Lift Station Z

[ ]TIRZ

Segment A, Phase 1 & 2

SEGMENT A, PHASE 2
(maybe combined with Ph 1)
Project Responsibility: Developer

Proposed Impovements:
1. Balace of project
2. Two tanes

N SH 130 SBTRN \, A

PEFLUGERVILLE PKWY
Project Responsibility: TBD

Proposed Impovements:
1. R.O.W, Acquisition for road widening
2. Roadway infrastructure costs

Pe
U
£y “%

Ry
@
%

REGIONAL DETENTION
Project Responsibility: Developer

Proposed Impovements:
1. Detention

2, Drainage

3. Landscaping

4. Trails

5, Recreation improvements
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Concrete Pavers
Twin Light Poles @ 120' O.C.
Groundcover beneath Ornamental Trees

Groundcover beneath
Ornamental Trees

Large Street Trees (50' O.C))
Landscape & Sign Easement
Perennials & Ornamental Grasses
2' ht. Stone Planter Wall
Crape Myrtles on berm w/
Cascading Groundcover ]

Flag Poles ——a.

Tower Structure w/ -
Falcon Pointe Logo g

10' Concrete Sidewalk

Landscape & Sign Easement

Large Shrubs

4' ht. Stone Wall w/ Falcon
Pointe ID Sign

Low Flowers

rennials & Ornamental Grasses
Low Flowers %

i g —
PFLUGERVILLE PARKWAY

|SAMPLE PLAN AREA|

2' ht. Stone Planter Wall
Crape Myrtles on berm w/
Cascading Groundcover
Tower Structure w/
Falcon Pointe Logo

~ Twin Light Poles @ 120’ O.C.
Groundcover beneath Ornamental Trees

Large Shrubs
4’ ht. Stone Wall w/
Falcon Pointe ID Sign

Low Flowers

[SOUTHERN ENTRY ELEVATION]

Falcon Pointe“‘.mopogeo TIRZ EXHIBIT (TYP. LANDSCAPE SECTION) P ]_

) SCALE: 1" = 40°
Pflugerville, Texas 0 20 40! 80 DATE : 07:21-2009 NORTH



Connection to Future Development
Detention Area Boundary

Wetland Planting — - -
Bench —
Fishing Dock -
8' Pedestrian Trail —pi =

Connection to
Future Development

Property Boundary —

D2

T oy I South Tract - Detentlon/
Scale: 1" = 60° North Amenity Pond Concept
rv v July 29, 2009
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Exhibit E.  Market Study
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Table 1: Proposed Land Uses

TIRZ Area “Falcon Pointe”

Single family residential (175+/- Acres) 60%
Multi family residential (16.2+/- Acres) 6%
Commercial (63.2+/- Acres) 22%
Recreational (7.0+/- Acres) 2.4%
Roads (28.0+/- Acres) 10.0%
Total (289.4 +/- Acres) 100%

TIRZ Area “Mellenbruch”

Commercial (62.9+/- Acres) 88%
Roads (8.6+/- Acres) 12%
Total (71.5 +/- Acres) 100%
TIRZ Area “Bohl”

Commercial (31.9+/- Acres) 95%
Roads (3.1+/- Acres) 9%
Total (35.0 +/- Acres) 100%

Final-Project-Plan-Oct-25-2011 -11-
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Table 2: Non-Project Costs

Internal subdivision costs $37,000,000
Common subdivision Infrastructure $15,000,000
Recreational Facilities Community Amenities $10,000,000
Total Home construction for community (buildout projection) $312,000,000
Property maintenance $5,500,000
Total $379,500,000

[Costs shown in table for non-project (TIRZ) costs are approximate. Costs are shown in current 2011
dollars.]

Final-Project-Plan-Oct-25-2011 -12-



Table 3: Estimated Zone Project Costs & Cost Allocation
I-’roject
Percentage of
Project description: Project Responsibility | Estimated Project Cost Overall Plan
Colorado Sand Road (North/South Retail Collector)
Segment “A” (Phase One) Developer Project $2,100,000 17%
Segment “A” (Phase Two) Developer Project $1,100,000 9%
Segment “B” (Phase One) City of Pflugerville $1,575,000 13%
Segment “B” (Phase Two) City of Pflugerville $800,000 6%
Right-of-way acquisition over (Bohl) City of Pflugerville TBD
Right-of-way acquisition over (PISD) City of Pflugerville TBD
Right-of-way acquisition over (Mellenbruch) City of Pflugerville TBD
South Tract Semi-Regional Pond Developer Project 675,000 5%
South Tract lift station Developer Project 850,000 7%
Lonestar Boulevard Developer Project 900,000 7%
Pflugerville Parkway City of Pflugerville TBD
Economic Development Land Cost Participation Developer Project $4,500,000 36%
Estimated Zone Project Costs Subtotal: $12,500,000 100%

[Table does not include other project costs such as projected financing costs, creation of the Zone, administration, and professional fees, etc.
Project costs are based on Engineers Preliminary Opinion of Probable Construction Costs and are shown in current 2011 dollars.]
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Table 5: Projected Zone Incremental Values by Year (Zone “A”, “B” & Combined)

PROJECTION OF INCREMENTAL VALUE

City of Pflugerville
Tax Increment Reinvestment Zone No. 1

Less: Projected
Tax Projected Base Year Incremental
Roll Taxable Taxable Taxable Cldr
Jan. 1 Value Value Value Year
(a) (b)
2010 56,554,896 36,554,896 $0 2011
2011 7,754,864 6,554,896 1,199,968 2012
2012 20,306,864 6,554,896 13,751,868 2013
2013 43,382 864 6,554,896 36,827,968 2014
2014 128,645,984 6,654,896 122,091,088 2015
2015 234,781,524 6,554,896 228,226,628 2016
2016 299,862,924 6,554,896 293,308,028 2017
2017 360,021,104 6,654,896 353,466,208 2018
2018 386,658,264 6,554,896 380,103,368 2019
2019 324,813,324 6,554,896 388,258.428 2020
2020 399,979.084 6,554,896 393,424,188 2021
2021 399,979,084 6,554,896 393,424,188 2022
2022 399,979,084 6,554,896 393,424,188 2023
2023 399,879,084 6,554,896 393,424,188 2024
2024 399,879,084 6.554,896 393,424,188 2025
2025 399,279,084 6,554,896 393,424,188 2026
2026 399,979,084 6,554,896 393,424,188 2027
2027 399,979,084 6,554,896 393,424,188 2028
2028 399,979,084 6,554,896 393,424,188 2029
2029 399,879,084 6,554,896 393,424,183 2039
2030 399,979,084 5,554,896 393,424,188 2031
2031 399,979,084 6,554,896 393,424,188 2032
2032 399,979,084 6,554,896 393,424,188 2033
2033 399,979,084 6,654,896 393,424,188 2034
2034 399,879,084 6,654,896 393,424,188 2038
2035 399,979,084 6,554,896 393,424,188 2036
2036 399,979,084 6,554,896 393,424.188 2037
2037 399,979,084 6,554,896 393,424,188 2038
2038 399,979,084 6,554,896 393,424,188 2039
2039 399,979,084 6,554,896 393,424,188 2040
Total
(a) Based on buildout schedules provided by Newland Communities.
(b) As certified by the Travis Central Appraisal District as of January

1, 2010.
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Table 6: Projected AV Assumptions by Year (Detail)
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